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Centura

237 Centura 2 129 $67,564.00 48,050 99,507 61,772 123,521 74,579 145,933 $5,792 $0

Chanticleer

205 Chanticleer 3 348 $93,657.00 20,667 72,124 34,389 96,138 47,196 118,551 $46,461 $0

229 Chanticleer 3 348 $94,643.00 20,667 72,124 34,389 96,138 47,196 118,551 $47,447 $0

341 Chanticleer 2 348 $96,008.00 20,667 72,124 34,389 96,138 47,196 118,551 $61,619 $0

342 Chanticleer 2 348 $62,105.00 20,667 72,124 34,389 96,138 47,196 118,551 $27,716 $0

343 Chanticleer 2 348 $65,692.00 20,667 72,124 34,389 96,138 47,196 118,551 $31,303 $0

344 Chanticleer 2 348 $94,859.00 20,667 72,124 34,389 96,138 47,196 118,551 $60,470 $0

502 Chanticleer 2 290 $80,135.00 27,927 79,385 41,649 103,398 54,457 125,911 $38,486 $0

513 Chanticleer 2 290 $86,177.00 27,927 79,385 41,649 103,398 54,457 125,911 $44,528 $0

514 Chanticleer 2 290 $88,156.00 27,927 79,385 41,649 103,398 54,457 125,911 $46,507 $0

519 Chanticleer 2 290 $82,614.00 27,927 79,385 41,649 103,398 54,457 125,911 $40,965 $0

531 Chanticleer 1 290 $72,860.00 27,927 79,385 41,649 103,398 54,457 125,911 $44,933 $0

532 Chanticleer 1 290 $70,488.00 27,927 79,385 41,649 103,398 54,457 125,911 $42,561 $0

533 Chanticleer 1 290 $70,613.00 27,927 79,385 41,649 103,398 54,457 125,911 $42,686 $0

534 Chanticleer 1 290 $71,295.00 27,927 79,385 41,649 103,398 54,457 125,911 $43,368 $0

823 Chanticleer 1 290 $63,177.00 27,927 79,385 41,649 103,398 54,457 125,911 $35,250 $0

824 Chanticleer 1 290 $63,670.00 27,927 79,385 41,649 103,398 54,457 125,911 $35,743 $0

826 Chanticleer 1 290 $63,054.00 27,927 79,385 41,649 103,398 54,457 125,911 $35,127 $0

1201 Chanticleer 3 348 $103,381.00 20,667 72,124 34,389 96,138 47,196 118,551 $56,185 $0

1242 Chanticleer 3 348 $97,731.00 20,667 72,124 34,389 96,138 47,196 118,551 $50,535 $0

1243 Chanticleer 3 348 $96,612.00 20,667 72,124 34,389 96,138 47,196 118,551 $49,416 $0

Woods I

101 Woods I 2 $74,138.00 27,927 79,385 41,649 103,398 54,457 125,911 $32,489 $0

501 Woods I 2 $68,977.00 27,927 79,385 41,649 103,398 54,457 125,911 $27,328 $0

705 Woods I 2 $67,643.00 27,927 79,385 41,649 103,398 54,457 125,911 $25,994 $0

901 Woods I 1 $61,593.00 27,927 79,385 41,649 103,398 54,457 125,911 $33,666 $0

1105 Woods I 2 $75,115.00 27,927 79,385 41,649 103,398 54,457 125,911 $33,466 $0

1301 Woods I 1 $60,902.00 27,927 79,385 41,649 103,398 54,457 125,911 $32,975 $0

1701 Woods I 3 $75,330.00 20,667 72,124 34,389 96,138 47,196 118,551 $28,134 $0

2105 Woods I 2 $73,473.00 27,927 79,385 41,649 103,398 54,457 125,911 $31,824 $0

Woods II

1801 Woods II 2 171 $78,357.00 42,823 94,281 55,545 118,294 69,353 140,707 $22,812 $0

1807 Woods II 2 171 $79,720.00 42,823 94,281 55,545 118,294 69,353 140,707 $24,175 $0

1817 Woods II 2 171 $79,720.00 42,823 94,281 55,545 118,294 69,353 140,707 $24,175 $0

1823 Woods II 2 171 $59,248.00 42,823 94,281 55,545 118,294 69,353 140,707 $3,703 $0

1857 Woods II 2 171 $74,852.00 42,823 94,281 55,545 118,294 69,353 140,707 $19,307 $0

1863 Woods II 2 171 $75,586.00 42,823 94,281 55,545 118,294 69,353 140,707 $20,041 $0

1933 Woods II 2 171 $78,498.00 42,823 94,281 55,545 118,294 69,353 140,707 $22,953 $0

1939 Woods II 2 171 $79,498.00 42,823 94,281 55,545 118,294 69,353 140,707 $23,953 $0

1941 Woods II 1 $60,671.00 42,823 94,281 55,545 118,294 69,353 140,707 $17,848 $0

1947 Woods II 1 $65,181.00 42,823 94,281 55,545 118,294 69,353 140,707 $22,358 $0

1965 Woods II 2 171 $78,287.00 42,823 94,281 55,545 118,294 69,353 140,707 $22,742 $0

1971 Woods II 2 171 $76,504.00 42,823 94,281 55,545 118,294 69,353 140,707 $20,959 $0

2001 Woods II 1 $61,944.00 42,823 94,281 55,545 118,294 69,353 140,707 $19,121 $0

2007 Woods II 1 $63,749.00 42,823 94,281 55,545 118,294 69,353 140,707 $20,926 $0

2017 Woods II 2 171 $75,361.00 42,823 94,281 55,545 118,294 69,353 140,707 $19,816 $0

2023 Woods II 2 171 $71,729.00 42,823 94,281 55,545 118,294 69,353 140,707 $16,184 $0

Park Place

202 Park Place 1 136 $61,538.00 47,205 98,662 60,927 122,676 73,734 145,088 $14,333 $0

307 Park Place 2 178 $70,541.00 41,947 93,405 55,669 117,418 68,476 139,831 $14,872 $0

407 Park Place 3 178 $95,942.00 41,947 93,405 55,669 117,418 68,476 139,831 $27,466 $0

409 Park Place 2 178 $93,993.00 41,947 93,405 55,669 117,418 68,476 139,831 $38,324 $0

514 Park Place 1 136 $86,098.00 47,205 98,662 60,927 122,676 73,734 145,088 $38,893 $0

525 Park Place 2 190 $95,477.00 40,445 91,903 54,167 115,916 66,974 138,329 $41,310 $0

Sleepy Hollow

3BR
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112 Sleepy Hollow 3 Single Fam. $93,965.00 64,229 115,686 77,951 139,700 90,758 162,113 $3,207 $0

101 Sleepy Hollow 3 Single Fam. $140,325.00 64,229 115,686 77,951 139,700 90,758 162,113 $49,567 $0

105 Sleepy Hollow 3 Single Fam. $92,845.00 64,229 115,686 77,951 139,700 90,758 162,113 $2,087 $0

108 Sleepy Hollow 3 Single Fam. $119,917.00 64,229 115,686 77,951 139,700 90,758 162,113 $29,159 $0

Tavistock

106 Tavistock 2 285 $83,642.00 28,553 80,011 42,275 104,024 55,082 126,437 $41,367 $0

108 Tavistock 2 285 $85,951.00 28,553 80,011 42,275 104,024 55,082 126,437 $43,676 $0

118 Tavistock 1 285 $73,252.00 28,553 80,011 42,275 104,024 55,082 126,437 $44,699 $0

122 Tavistock 2 285 $79,213.00 28,553 80,011 42,275 104,024 55,082 126,437 $36,938 $0

128 Tavistock 1 285 $60,166.00 28,553 80,011 42,275 104,024 55,082 126,437 $31,613 $0

130 Tavistock 1 285 $64,661.00 28,553 80,011 42,275 104,024 55,082 126,437 $36,108 $0

176 Tavistock 2 285 $84,624.00 28,553 80,011 42,275 104,024 55,082 126,437 $42,349 $0

188 Tavistock 2 285 $77,042.00 28,553 80,011 42,275 104,024 55,082 126,437 $34,767 $0

198 Tavistock 2 285 $82,371.00 28,553 80,011 42,275 104,024 55,082 126,437 $40,096 $0

200 Tavistock 2 285 $78,822.00 28,553 80,011 42,275 104,024 55,082 126,437 $36,547 $0

226 Tavistock 2 285 $87,603.00 28,553 80,011 42,275 104,024 55,082 126,437 $45,328 $0

228 Tavistock 2 285 $86,445.00 28,553 80,011 42,275 104,024 55,082 126,437 $44,170 $0

230 Tavistock 2 285 $86,339.00 28,553 80,011 42,275 104,024 55,082 126,437 $44,064 $0

266 Tavistock 1 285 $66,044.00 28,553 80,011 42,275 104,024 55,082 126,437 $37,491 $0

280 Tavistock 2 285 $84,613.00 28,553 80,011 42,275 104,024 55,082 126,437 $42,338 $0

Uxbridge

173 Uxbridge 1 248 $82,167.00 33,185 84,642 48,907 108,656 59,714 131,066 $48,982 $0

174 Uxbridge 1 248 $84,075.00 33,185 84,642 48,907 108,656 59,714 131,066 $50,890 $0

175 Uxbridge 1 248 $94,962.00 33,185 84,642 48,907 108,656 59,714 131,066 $61,777 $10,320

176 Uxbridge 1 248 $77,784.00 33,185 84,642 48,907 108,656 59,714 131,066 $44,599 $0

201 Uxbridge 1 248 $82,290.00 33,185 84,642 48,907 108,656 59,714 131,066 $49,105 $0

202 Uxbridge 1 248 $79,163.00 33,185 84,642 48,907 108,656 59,714 131,066 $45,978 $0

298 Uxbridge 1 248 $87,967.00 33,185 84,642 48,907 108,656 59,714 131,066 $54,782 $3,325

299 Uxbridge 1 248 $81,640.00 33,185 84,642 48,907 108,656 59,714 131,066 $48,455 $0

300 Uxbridge 1 248 $82,167.00 33,185 84,642 48,907 108,656 59,714 131,066 $48,982 $0

301 Uxbridge 1 248 $79,437.00 33,185 84,642 48,907 108,656 59,714 131,066 $46,252 $0

Society Hill

1027-A Society Hill 1 266 $74,796.00 30,988 82,538 44,734 106,595 57,565 129,048 $43,808 $0

1027-B Society Hill 1 266 $74,574.00 30,988 82,538 44,734 106,595 57,565 129,048 $43,586 $0

1028-A Society Hill 1 266 $75,627.00 30,988 82,538 44,734 106,595 57,565 129,048 $44,639 $0

1028-B Society Hill 1 266 $73,391.00 30,988 82,538 44,734 106,595 57,565 129,048 $42,403 $0

501-A Society Hill 1 266 $78,821.00 30,988 82,538 44,734 106,595 57,565 129,048 $47,833 $0

501-B Society Hill 1 266 $70,724.00 30,988 82,538 44,734 106,595 57,565 129,048 $39,736 $0

502A Society Hill 1 266 $80,348.00 30,988 82,538 44,734 106,595 57,565 129,048 $49,360 $0

502-B Society Hill 1 266 $79,517.00 30,988 82,538 44,734 106,595 57,565 129,048 $48,529 $0

641-A Society Hill 1 266 $79,687.00 30,988 82,538 44,734 106,595 57,565 129,048 $48,699 $0

641-B Society Hill 1 266 $84,947.00 30,988 82,538 44,734 106,595 57,565 129,048 $53,959 $2,409

642-B Society Hill 1 266 $86,005.00 30,988 82,538 44,734 106,595 57,565 129,048 $55,017 $3,467

701-A Society Hill 1 266 $72,284.00 30,988 82,538 44,734 106,595 57,565 129,048 $41,296 $0

701-B Society Hill 1 266 $76,856.00 30,988 82,538 44,734 106,595 57,565 129,048 $45,868 $0

702-A Society Hill 1 266 $77,987.00 30,988 82,538 44,734 106,595 57,565 129,048 $46,999 $0

702-B Society Hill 1 266 $74,493.00 30,988 82,538 44,734 106,595 57,565 129,048 $43,505 $0

901-A Society Hill 1 266 $81,637.00 30,988 82,538 44,734 106,595 57,565 129,048 $50,649 $0

901-B Society Hill 1 266 $70,327.00 30,988 82,538 44,734 106,595 57,565 129,048 $39,339 $0

902-B Society Hill 1 266 $75,456.00 30,988 82,538 44,734 106,595 57,565 129,048 $44,468 $0

Kings Croft

132 Kings Croft 1 93 $58,474.00 52,587 104,045 66,309 128,058 79,117 150,471 $5,887 $0

133 Kings Croft 1 93 $57,437.00 52,587 104,045 66,309 128,058 79,117 150,471 $4,850 $0

203 Kings Croft 1 93 $60,104.00 52,587 104,045 66,309 128,058 79,117 150,471 $7,517 $0

204 Kings Croft 1 93 $58,610.00 52,587 104,045 66,309 128,058 79,117 150,471 $6,023 $0

306 Kings Croft 1 93 $62,943.00 52,587 104,045 66,309 128,058 79,117 150,471 $10,356 $0

307 Kings Croft 1 93 $64,533.00 52,587 104,045 66,309 128,058 79,117 150,471 $11,946 $0

617 Kings Croft 2 208 $118,169.00 52,587 104,045 66,309 128,058 79,117 150,471 $51,860 $0

618 Kings Croft 2 208 $116,277.00 52,587 104,045 66,309 128,058 79,117 150,471 $49,968 $0

635 Kings Croft 2 208 $116,119.00 52,587 104,045 66,309 128,058 79,117 150,471 $49,810 $0
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636 Kings Croft 2 208 $112,401.00 52,587 104,045 66,309 128,058 79,117 150,471 $46,092 $0

725 Kings Croft 2 208 $153,074.00 52,587 104,045 66,309 128,058 79,117 150,471 $86,765 $25,016

726 Kings Croft 2 208 $117,235.00 52,587 104,045 66,309 128,058 79,117 150,471 $50,926 $0

747 Kings Croft 2 208 $114,275.00 52,587 104,045 66,309 128,058 79,117 150,471 $47,966 $0

748 Kings Croft 2 208 $119,553.00 52,587 104,045 66,309 128,058 79,117 150,471 $53,244 $0

824 Kings Croft 2 208 $114,116.00 52,587 104,045 66,309 128,058 79,117 150,471 $47,807 $0

825 Kings Croft 2 208 $117,925.00 52,587 104,045 66,309 128,058 79,117 150,471 $51,616 $0

903 Kings Croft 2 221 $129,591.00 52,587 104,045 66,309 128,058 79,117 150,471 $63,282 $1,533

904 Kings Croft 2 221 $123,040.00 52,587 104,045 66,309 128,058 79,117 150,471 $56,731 $0

Number of Units 116

In addition there are units at Barclay Walk, Greensward, Cobblestone, Appley Court and Briarbank that are eligible for this program.



 
PREFACE  

 
 
This manual was developed in accordance with the Uniform Housing Affordability  
Controls N.J.A.C. 5:80-26.1 et seq. (hereafter referred to as the “Regulations”). Its  
purpose is to set forth the basic operating procedures utilized in the administration of the  
Market to Affordable  Program in the Township of Cherry Hill, New Jersey.  Cherry Hill’s 
Department of Community Development will serve as the Housing Liaison and Administrative 
Agent. 
 
 
The Township is indebted to Piazza Associates for providing a sample manual for its use. 
 
 
This manual is not meant to replicate material that is readily available as part of the  
Regulations, the Cherry Hill Housing Element and Fair Share Plan, the New Jersey  
Council on Affordable Housing  (“COAH”) Substantive Rules or Procedural Rules.  Its purpose 
is to provide details with respect to the specific ways in which Cherry Hill will administer its 
market to affordable program. 
 
 
Questions concerning the procedures set forth in this manual may be directed to:  
 
 
The Cherry Hill Department of Community Development 
820 Mercer Street 
Cherry Hill, New Jersey  08002 
 
(856)488-7870 
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Introduction  
 
This Operating Manual has been prepared to assist in the administration of the Township’s 
Market to Affordable program. It will serve as a guide to the program staff.  
 
This manual describes the basic content and operation of the program, examines program 
purposes and provides the guidelines for implementing the program. It is envisioned that the 
program will provide deed restricted, very low, low and moderate income rental and for sale 
housing. 
 
This manual explains the steps in the initial creation and occupancy of affordable rental and for 
sale units. It describes the eligibility requirements for participation in the program, record 
keeping and overall program administration.  
 
Implementation of any procedure, even if it is not included in this Operating Manual, shall be in 
accordance with the Federal Fair Housing Act and Equal Opportunities laws1, the Uniform 
Housing Affordability Controls (UHAC) N.J.A.C. 5:80-26.1 et seq.2, the substantive rules of the 
Council on Affordable Housing (N.J.A.C. 5:96 and 5:97)3and the affordable housing ordinances 
of the Township of Cherry Hill (hereafter referred to as the “Ordinances”). 
 
Equal Housing Opportunity  
 
It is unlawful to discriminate against any person making application to buy or rent a home with 
regard to age, race, religion, national origin, sex, handicapped or familial status.  
 
What is Affordable Housing?  

 
COAH considers housing “affordable” if the household pays approximately 35% or less of the 
household’s gross income on housing costs. Affordable housing is priced to be affordable to 
households earning up to 80% of the area median income for the region in which the affordable 
housing is located.  
 
1 http://www.hud.gov/offices/fheo/FHLaws/index.cfm  
 
2 http://www.nj.gov/dca/affiliates/coah/regulations/uhac.html  
 
3http://www.nj.gov/dca/affiliates/coah/regulations/thirdroundregs/597.pdf  
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Description of Program  
 
Cherry Hill has created housing that is affordable to households who earn less than 120 percent 
of median income (least cost housing).  The units are deed restricted in perpetuity and 
affirmatively marketed.  The owners of the units must notify Cherry Hill of any intent to sell 
their units.  It is the Township’s intent to purchase these units when notified that they are for sale 
or when the Township learns that the least cost units are being improperly occupied or rented at 
improper rents.  The Township will ensure that the housing units are in sound condition and 
subsidize them so that they are affordable to very low, low and moderate-income households.  
The units will be made available to the target population by reselling them at affordable prices.  
The Township will also make the units available as rentals through a non-profit corporation, 
Affordable Rental Housing at Tavistock (ARHAT).  The affordable sales and rentals will be 
deed restricted for at least 30 years. 
 
Cherry Hill will also search to find market housing that the Township might purchase, subsidize 
and make available to very low, low and moderate income households.  In searching such units, 
the Township shall search the Multiple Listing Service, advertise the program to find interested 
sellers and, possibly, bid on foreclosed units at Sherriff’s sales.  The Township shall ensure that 
these units are brought up to code standard before sold or rented to interested purchasers or 
tenants.  These units will be affirmatively marketed and deed restricted for at least 30 years. 
 
Who Qualifies for Affordable Housing?  

 
In order to be eligible for affordable housing in New Jersey, a household’s income must be 
below the income limits for the Camden, Burlington, Gloucester Housing Region. A moderate-
income household is classified as earning between 50 percent and 80 percent of the area median 
income. A low-income household is classified as earning between 30 and 50 percent of area 
median income.   Municipalities are also required to provide affordable housing to very low-
income households (households earning less than 30 percent of median income). 
 
The COAH Regional Income Limits Chart (Appendix E) provides information about income 
limits for each of COAH’s six housing regions. Each region has different calculated median 
incomes, which are adjusted annually. The Township of Cherry Hill is in Camden County, which 
is in COAH region #5. An applicant does not have to currently live in the region in which the 
applicant is interested in applying for an affordable unit.  An applicant’s income qualification is 
determined by the Regional Income Limits for where the applicant wants to live.  
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Roles and Responsibilities  
 
A. Responsibility of the Municipal Housing Liaison  

 

The Municipal Housing Liaison (The Township’s Department of Community Development) is 
responsible for coordinating all of Cherry Hill’s activities related to the creation and 
administration of affordable housing units, in conjunction with the Municipal Attorney, where 
appropriate (see Responsibilities of the Municipal Attorney). The primary purpose of the 
Municipal Housing Liaison is to ensure that all affordable housing projects are established and 
administered according to the Regulations as outlined in an Operating Manual. The duties of the 
Municipal Housing Liaison include the following duties, and may include the responsibilities for 
providing administrative services as described in the next Section under “Responsibilities of an 
Administrative Agent.”  
 
 

• Monitor the status of all restricted units in the municipality’s Fair Share Plan. 
Regardless of any arrangements the municipality may have with one or more 
Administrative Agents, it is the Municipal Housing Liaison’s responsibility to 
know the status of all restricted units in their community.  

 

• Serve as the municipality’s primary point of contact for all inquiries from the State, 
Administrative Agents, developers, affordable housing sponsors, owners, property 
managers, and interested households. The Municipal Housing Liaison serves as the 
municipality’s primary point of contact on affordable housing issues. Interested 
applicants should be provided with information on the types of affordable units 
within the municipality and, where applicable, the name of the Administrative 
Agent that manages the units and the contact information for the Administrative 
Agent.  

 

• Compile, verify and submit annual reporting. Administrative Agents are 
responsible for collecting much of the data that is ultimately included in an annual 
COAH monitoring report. However, it is the Municipal Housing Liaison’s 
responsibility to collect and verify these data and consolidate it into the annual 
report to COAH. Any requests from COAH for additional information or 
corrections will be directed to the Municipal Housing Liaison.  

 
 
Provide Administrative Services, unless those services are contracted out. The responsibilities 
for providing administrative services are described in the next Section under, Responsibilities of 
an Administrative Agent.  
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B. Responsibilities of an Administrative Agent  

 

The primary responsibility of an Administrative Agent is to establish and enforce affordability 
controls and ensure that units in the Administrative Agent’s portfolio are rented to eligible 
households. Administrative Agents must:  
 

• Conducting an outreach process to insure affirmative marketing of affordable 
housing units in accourdance with the provisions of N.J.A.C. 5:80-26.15; 

 

• Soliciting, scheduling, conducting and following up on interviews with interested 
households; 

 

• Conducting interviews and obtaining sufficient documentation of gross income and 
assets upon which to base a determination of income eligibility for a low- or 
moderate-incme unit; 

 

• Providing written notification to each applicant as to the determination of eligibility 
or non-eligibility; 

 

• Creating and maintaining a referral list of eligible applicant households living in 
the COAH region and eligible applicant households with members working in the 
COAH region where the units are located; 

 

• Employing a random selection process when referring households for certification 
to affordable units; 

 

• Furnishing to attorneys or closing agents forms of deed restrictions and mortgages 
for recording at the time of conveyance of title of each restricted unit; 

 

• Creating and maintaining a file on each restricted unit for its control period, 
including the recorded deed with restrictions, recorded mortgage and note, as 
appropriate;  

 

• Instituting and maintaining an effective means of communicating information 
between owners and the administrative agent regarding the availability of restricted 
units for resale and rental; 

• Instituting and maintaining an effective means of communicating information to 
low-and moderate-income households regarding the availability of restricted units 
for resale or rerental; 

 

• Reviewing and approving requests from owners of restricted units who whish to 
take out home equity loans or refinance during the term of their ownership; 
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• Reviewing and approving requests to increase sales prices from owners of 
restricted units who wish to make capital improvements to the units that would 
affect the selling price, such authorizations to be limited to those improvements 
resulting in additional bedrooms or bathrooms and the cost of central air 
conditioning systems; 

 

• Processing requests and making a determination on requests by owners of restricted 
units for hardship waivers; 

 

• Communicating with lenders regarding foreclosures; 
 

• Ensuring the issuance of Continuing Certificates of Occupancy or certificates 
pursuant to N.J.A.C. 5:80-26-10; 

 

• Notifying the municipality of an owner’s intent to sell a restricted unit; 
 

• Ensuring that the removal of the deed restrictions and cancellation of the mortgage 
note are effectuated and properly filed with the appropriate county’s register of 
deeds or county clerk’s office after the termination of the affordability controls in 
this subchapter for each restricted unit; 

 

• Providing annual reports to COAH as required; and 
 

• Such other responsibilities as may be necessary to carry out the provisions of 
N.J.A.C. 5:80-26. 

 
 
C. Responsibilities of the Municipal Attorney  

 
The Municipal Attorney assists the municipality with developing, administrating, and enforcing 
affordability controls, including but not limited to:  
 

•  Assisting the Municipal Housing Liaison with the review of the affordable 
housing provisions of any Master Deed and Public Offering for consistency with 
COAH and UHAC regulations, before they are recorded and submitted to DCA 
for approval.  

 
•  Providing all reasonable and necessary assistance in support of the Administrative 

Agent’s efforts to ensure compliance with the housing affordability controls, 
including reviewing legal documents and legal actions required on foreclosures 
and violations.  

 
 
D. Responsibilities of Owners of Market to Affordable Rental Units  
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When an owner is contemplating the creation of a Market to Affordable rental unit, s/he should 
contact the Municipal Housing Liaison who shall coordinate a meeting between the 
Administrative Agent and the owner.  
 
The purpose of this initial meeting is to develop an understanding of the process involved in 
creating a sound housing unit and renting it to an income-qualified household. 
 
The Administrative Agent will secure from the owner written acknowledgement that no 
restricted unit can be offered or in any other way committed to any person other than a 
household duly certified by the Administrative Agent.  
 
Open and direct communication between the Owners of rental developments, the Municipal 
Housing Liaison and the Administrative Agent is essential to ongoing administration of 
affordability controls. Although the Administrative Agent is required to serve as the primary 
point of contact with households, the Owner must provide the Municipal Housing Liaison and 
Administrative Agent with information on vacancies. Owners of rental developments are also 
responsible for working with the Administrative Agent to ensure that the Municipal Housing 
Liaison has all necessary information to complete the annual COAH reporting.  
 
E. Responsibilities of Owners of Market to Affordable For-sale Units. 

 
Owners of affordable units shall comply with all terms of the deed restriction governing the 
affordable housing unit.   Owners shall contact the administrative agent for potential buyers upon 
a determination to sell the unit. 
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 Creation of a Market to Affordable Rental Unit  

 
 
A. Requirements for Creating a Market to Affordable Rental Unit  
 

� Owners interested in creating a Market to Affordable Rental Unit or making an 
existing residential rental unit available for this program must read this manual and 
understand all of the requirements of owning and renting out an affordable housing 
unit.  

� Owners must understand that affordable rental units shall be encumbered with a deed 
restriction in the form of Appendix E in the Uniform Housing Affordability Controls 
(N.J.A.C. 5:80-26.1 et seq.) and appended to this manual stating the affordability 
controls will be recorded on the primary residence.  

� Households must be income-qualified by the Administrative Agent. Application for 
the apartment is open to the public, however the Owner may establish reasonable 
criteria for the household selected to live in the unit.  

 

B. Conditions for Market to Affordable Rental Units.  Market to Affordable Rental Units 
shall meet the following conditions:  

 
1. At the time they are offered for rent, eligible units may be new or a currently 

approved residential rental unit.  

2. The units shall be certified to be in sound condition as a result of an inspection, 
performed by a licensed building inspector.  

3. The owner shall submit an affidavit of continuing use every two (2) years to the 
Cherry Hill Municipal Housing Liaison.  

4. The units shall comply with N.J.A.C. 5:97-9 and UHAC with the following 
exceptions:  
a. Bedroom distribution (N.J.A.C. 5:80-26.3(b) and (c)); however, 

the ordinance shall not restrict the number of bedrooms per unit. 
  

5. Thirty year affordability controls shall be imposed via a deed restriction or other 
instrument acceptable to the Township Attorney and Court Master (or a State 
Agency designated by the court). 
  

6. The property owner shall demonstrate that required deed restrictions are properly 
filed with the Camden County Clerk's Office prior to issuance of zoning or 
building permits.  
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7. Market to Affordable Rental Units shall be affirmatively marketed with random 
selection of the occupants. 

  
 
C. Subsidy for the Creation of a Market to Affordable Rental Units.   
 
The municipality shall provide the necessary subsidy to convey all market to affordable units in 
sound condition at affordable prices (pursuant to UHAC rules) to all very low, low and moderate 
income tenants and owners.  
 
D. Process for Creating a Market to Affordable Rental Unit 
 
The Township’s program is designed to convert existing least cost housing to affordable housing.  
These units are already deed restricted in perpetuity.  When the owner of a least cost unit decides 
to sell its unit, it must contact the Administrative Agent (Cherry Hill’s Department of 
Community Development). Rather than refer the owner to a prospective buyer, the Township 
will purchase the least cost unit at the maximum permitted sales price or a lower price that may 
be negotiated.  The housing unit will be inspected and, if necessary, brought up to code standard. 
The Township will follow the procedures in its rehabilitation manual to bring the unit up to code 
standard.  Once  at code standard, the housing unit will be conveyed to a non-profit corporation, 
Affordable Rental Housing at Tavistock (ARHAT).  ARHAT will rent the unit to very low, low 
and moderate income households. 
 
The Township will also be seeking to create affordable units from the existing housing stock.  
The Township will seek market units that may be financially feasible to subsidize in order to 
convert them into affordable rental housing.  The Township will utilize the Multiple Listing 
Service and its knowledge of the real estate market to solicit owners of housing units to 
participate in the program.  Owners interested in conveying housing or creating affordable units 
shall participate in the following process: 
 

1. Initial meeting of inquiry between the Owner and the Administrative Agent.  
2. Owner submits an application to the municipality.  
3. The Administrative Agent reviews the application, conducts a preliminary property  
inspection and obtains a copy of the form of lease and utility payment information from 
the Owner.  
4. The Municipal Zoning Officer reviews the property occupancy records.  
5. The Municipal Building Code Official conducts a site inspection and an assessment of 
the cost of bringing the unit to code standard.  The Township reserves the discretion not 
to purchase a unit based on: the cost of rehabilitation, the lack of accessibility, etc. 
 
6. If the owner retains title and agrees to create affordable rentals, the Township and the 
Administrative Agent shall approve the transaction details, including the number of units, 
the range of affordability, rental rates, the municipal contribution, the unit sizes and 
restriction details.  
7. If the owner retains title and agrees to create affordable rentals, the Municipality, with 
the assistance of the Administrative Agent, prepares and issues an Application 
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Acceptance Letter and Owner/Township Program Agreement to Owner for Signature. 
This will include a Schedule of Payments for Subsidy and a Deed Restriction to be 
recorded on the property.  
8. The Owner executes the Agreement with the Municipality.  
9. The Municipal Attorney prepares and records the Deed Restrictions.  

 
 
Determining Affordable Rents  

 
The Cherry Hill Department of Community Development shall serve as the Administrative 
Agent for the Market to Affordable Program in the Township of Cherry Hill. However, the 
Cherry Hill Department is permitted to transfer those duties pursuant to the Regulations.  It is 
responsible to determine the initial maximum rental rates based on the Regulations. It will take 
into consideration the current median income for the region, the number of bedrooms and the 
utilities that are included in the rent as factors in making the determination.  
 
There are several regulations that must be considered from the development perspective before 
the rents of Market to Affordable Apartments can be calculated. These requirements should be 
discussed at the first meeting between the Municipal Housing Liaison, Administrative Agent and 
Owner.  
 
Number of Bedrooms. The number of bedrooms is a decision that must be made by the Owner1 
as there is no requirement for a certain number of bedrooms for Market to Affordable units. The 
Owner must provide this information to the municipality and the Administrative Agent so that a 
rent may be established for the unit.  
 
Pricing by Household Size. Initial rents are based on targeted “model” household sizes for each 
size home as determined by the number of bedrooms.  
 
Utilities. The Owner must determine how utilities for the apartment will be paid, either by the 
Owner and reimbursed through rent or by the tenant separately. Either way, the maximum rent 
amount may not be exceeded. This should be discussed with the Administrative Agent prior to 
the rent being established.  
 
Determining Rent Increases.  

 

Annual rent increases are permitted in affordable units. Rent increases are permitted at the 
anniversary of tenancy according to COAH’s Annual Regional Income Limits Chart2, available 
on COAH’s website. These increases must be filed with and approved by the Administrative 
Agent. Property managers or landlords who have charged less than the permissible increase may 
use the maximum allowable rent with the next tenant with permission of the Administrative 
Agent. The maximum allowable rent would be calculated by starting with the rent schedule 

                                                             
1 If the Township purchases the unit, the Township is the owner. 
2 In the event that COAH is replaced by another administrative agency, the Program may 

utilize an index adopted by the agency charged with the responsibility of adopting an index 
to establish initial rents/sales prices and subsequent rent or sales price increases. 
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approved as part of initial lease-up of the development, and calculating the annual COAH-
approved increase from the initial lease-up year to the present. Rents may not be increased more 
than once a year, may not be increased by more than one COAH-approved increment at a time, 
and may not be increased at the time of new occupancy if this occurs less than one year from the 
last rental. No additional fees may be added to the approved rent without the express written 
approval of the Administrative Agent.  
 
Creation of a Market to Affordable Sales Unit  
 
A. Conditions for Market to Affordable Sales Units.  Market to Affordable Sales Units shall 

meet the following conditions:  
 

1. All units shall be certified to be in sound condition prior to being sold and occupied 
by an income qualified household.  

2. At least half of the units shall be affordable to low income households. 

3. At least thirty year affordability controls shall be imposed via a deed restriction or 
other instrument acceptable to the Township Attorney and Court Master (or a State 
Agency designated by the court. 

4. Market to Affordable Sales Units shall be affirmatively marketed with random 
selection of the occupants. 

 
B. Subsidy  for the Creation of a Market to Affordable Sales Units. The municipality 

shall provide the necessary subsidy to convey all market to affordable units in sound 
condition at affordable prices (pursuant to UHAC rules) to all income qualified 
owners. 

 
 
D. Process for Creating a Market to Affordable Sales Unit 

 
The Township’s program is designed to convert existing least cost housing to affordable housing.  
These units are already deed restricted in perpetuity.  When the owner of a least cost unit decides 
to sell its unit, it must contact the Administrative Agent (Cherry Hill’s Department of 
Community Development). Rather than refer the owner to a prospective buyer, the Township 
will purchase the least cost unit at the maximum permitted sales price or at a price that is 
negotiated between the owner and the Administrative Agent.  The housing unit will be inspected 
and, if necessary, brought up to code standard. The Township will follow the procedures in its 
rehabilitation manual to bring the unit up to code standard.  Once at code standard, the housing 
unit will be conveyed to an income qualified household at a sales price that complies with the 
UHAC rules. 
 
If the Township chooses to enforce the deed restriction on a least cost unit that is being 
improperly occupied or rented, it will notify the owner of its decision to purchase the least cost 
unit.   The housing units will be inspected and, if necessary, brought up to code standard. The 
Township will follow the procedures in its rehabilitation manual to bring the unit up to code 
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standard.  Once code standard, the housing unit will be conveyed to an income qualified 
household at a sales price that complies with the UHAC rules. 
 
The Township will also be seeking to create affordable units from the existing “market” housing 
stock.  The Township will seek market units that may be financially feasible to subsidize in order 
to convert them into affordable sales housing.  The Township will utilize the Multiple Listing 
Service and its knowledge of the real estate market to solicit owners of housing units to 
participate in the program.  The Township will also monitor foreclosures in order to find market 
housing that might be converted into affordable sales housing.  
 
The Township will enter into a contract with a property owner following an inspection of the 
property and an appraisal from a qualified expert. 
 
Determining Maximum Permitted Sales Prices and Incremental Increases 
 
The maximum permitted sales price for a newly created affordable sales unit is based on what a 
“model” low and moderate income household can afford.  One bedroom units must be priced to 
be affordable to a 1.5 person household.  Two (2) bedroom units must be priced to be affordable 
to a three (3) person household; and three (3) bedroom units must be priced to be affordable to a 
4.5 person household.  A for-sale unit is determined to be affordable if the principal, interest, 
taxes, insurance and condominium/homeowner fees do not exceed 28 percent of the 
‘hypothetical” household’s gross income.  The maximum income limits by household size are 
established by HUD, normally on an annual basis.  These income limits have been adopted by 
COAH as they have been made available by HUD. 
 
Having established a maximum permitted sales price for a given year, the maximum permitted 
sales price may be increased annually based on increases in the HUD income limits (or some 
other recognized standard adopted by COAH or another agency designated with responsibilities 
currently performed by COAH). Therefore, should the income limits for a region increase by 
three (3) percent, the maximum permitted sales price is permitted to increase by three (3) 
percent.  Maximum permitted sales prices shall not decrease based on a decrease in the HUD 
income limits. It should be emphasized that maximum permitted sales prices are maximums; and 
the actual sales price is based on what a willing low and moderate income purchaser is willing to 
pay for a home. 
 
 
Affirmative Marketing  
 
All affordable units are required to be affirmatively marketed using the Township of Cherry 
Hill’s Affirmative Marketing Plan. An Affirmative Marketing Plan is a regional marketing 
strategy designed to attract households of all majority and minority groups, regardless of race, 
creed, color, national origin, ancestry, marital or familial status, gender, affectional or sexual 
orientation, disability, age, or number of children to housing units which are being marketed by 
an Administrative Agent or a developer, sponsor, owner or property manager of affordable 
housing. The primary objectives of an Affirmative Marketing Plan are to target households who 
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are least likely to apply for affordable housing, and to target households throughout the entire 
housing region in which the units are located.  
 
The Township of Cherry Hill’s Affirmative Marketing Plan can be found in the Appendix.  
 
For each affordable housing opportunity within the municipality, the Affirmative Marketing Plan 
must include the following information:  
 
• The address of the project and development name, if any  
• The number of units  
• The prices of any for sale or rental units. 
• The name and contact information of the Municipal Housing Liaison, Administrative Agent, 
property manager or landlord.  
• A description of the Random Selection method that will be used to select applicants for 
affordable housing.  
• Disclosure of required application fees, if any. Advertisements must contain the following 
information for each affordable housing opportunity:  

1. The name of the program, i.e. Market to Affordable Program  
2. The sales price or rent  
3. The bedroom size of the units  
4. The maximum income permitted to qualify for the housing units  
5. The locations of applications for the housing units  
6. The business hours when interested households may obtain an application for a 

housing unit  
7. Application fees, if any 

 
 
A) Affirmative Marketing and Applicant Placement  

 
Market to affordable units shall be affirmatively marketed, pursuant to the Township’s 
affirmative marketing plan (attached).  When affordable units are available, the Administrative 
Agent will accept preliminary applications until at least 100 applications are submitted.  The 
Administrative Agent shall accept applications for at least two (2) weeks. 
 

1. At the end of the advertising period, all preliminary applications are reviewed for income 
eligibility and households are informed of their eligibility status.  
 

2. Eligible households are place in applicant pools based upon the unit in which they are 
interested (for sale or rental) and the number of bedrooms needed (and any special 
requirements such as regional preference or need for an accessible unit). 
 

3. Only eligible households in need of that type of unit are selected for a lottery. 
 

4. Households are informed of the date, time and location of the lottery and invited to 
attend. 
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5. Households will be contacted to complete a final application based on the order of lottery 
selection.  Households will be given 10 business days to file a complete application.   
 

6. The Administrative Agent will review the final application and determine if the 
household can be certified for a specific unit.  Upon certification, the applicant for a 
rental unit shall be referred to a landlord.  An applicant for a for-sale unit shall be offered 
to purchase a unit purchased by Cherry Hill Township at a price consistent with UHAC 
regulations. 

 
7. A certified household shall have five (5) business days to contact a landlord. 

 
8. Landlords shall develop a reasonable list of criteria to accept or reject tenants. The 

criteria, which may include policies related to smoking, pets, credit scores and criminal 
records, must be applicable to all tenants in the building and approved by the 
Administrative agent.  An acceptable credit limit must be established prior to any credit 
check and must be on file with the Administrative Agent. 
 

9. If a landlord does not approve a tenant, the Administrative Agent shall provide the 
landlord with another certified household from the list of eligible tenants. 
 

10. If a household cannot negotiate a transaction with the Township of Cherry Hill within 20 
business days, the Administrative Agent shall certify an additional household to purchase 
the available unit, unless the Administrative Agent determines to extend the time period 
for good cause. 

 
11. Cherry Hill will not maintain a certified applicant list once available, affordable units are 

occupied. 
 
B) On-Going Services and Procedures  

 

1. On an annual basis, the Administrative Agent assists the Landlord in determining rental 
rates for the Affordable Units that are in compliance with the Regulations and viable 
relative to local market conditions.  
 

2. The Administrative Agent certifies to the Municipality that the rental rates for the 
Affordable Units are in compliance to the Regulations.  

 
3. The Administrative Agent answers inquiries on maximum permitted sales prices of 

affordable sales units. 
 

4. The Administrative Agent maintains accurate records of the status of all certification 
work on an on-going basis.  

 
5. The Administrative Agent provides compliance reports to the Municipality and 

regulatory agencies as necessary.  
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C) UHAC Regulations  

 
Notwithstanding anything herein to the contrary, the Administrative Agent will provide all such 
services as are required of the Administrative Agent as set forth in the Uniform Housing 
Affordability Controls (N.J.A.C 5:80-26.14(a)).  
 
Maximum and Minimum Income Limits  

 
Each year, usually in April or May, COAH makes a determination of the increase allowed for 
applicants for affordable housing   The Administrative Agent will utilize the most recent income 
limits (or any other recognized index adopted by an agency empowered by the Legislature to 
adopt such an index) to establish permitted sales prices and rents. 
 
Calculating Income  
 
These principals are utilized in determining household income.  
 

A. Income includes, but is not limited to, wages, salaries, tips, commissions, 
alimony, regularly scheduled overtime, pensions, social security, unemployment 
compensation, TANF, verified regular child support and alimony, disability, net 
income from business or real estate, and income from assets such as savings, 
certificates of deposit, money market accounts, mutual funds, stocks, bonds and 
imputed income from non-income producing assets, such as equity in real estate.  
 

B. To calculate income, the Administrative Agent shall use the current gross income 
of the applicant and project that income over the next 12 months.  
 

C. Assets not earning a verifiable income shall have an annual imputed interest 
income using a current average annual savings interest rate (currently 2%). Assets 
not earning income include present real estate equity. Applicants owning real 
estate must produce documentation of a market value appraisal and outstanding 
mortgage debt. The difference shall be treated as the monetary value of the asset 
and the imputed interest added to income.  
 

D. Applicants who own a primary residence with no mortgage on the property may 
not be eligible for this program due to a limit on assets set forth by the New 
Jersey Council on Affordable Housing. See Asset Limits for details.  

 
E. Rent from real estate is considered income, after deduction of any mortgage 

payments, real estate taxes, insurance costs and reasonable property management 
expenses as reported to the Internal Revenue Service. Other expenses are not 
deductible. If actual rent is less than fair market rent, the administrative agent 
shall impute a fair market rent. 
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F. Retirement Income: As a general rule, prior to retirement age, the program does  
not count the income from retirement accounts, such as 401K's and IRA's, 
although all retirement accounts must be disclosed as part of the application 
process.. 

  
G. Income from students who are enrolled full time is counted in certain situations 

and with certain limitations.  
  

H. Income typically does not include benefit payments, rebates or credits received 
under any of the following: Federal or State low-income energy assistance 
programs, food stamps, payments received for foster care, relocation assistance 
benefits, income of live-in attendants, scholarships, student loans, personal 
property such as automobiles, lump-sum additions to assets such as inheritances, 
lottery winnings, gifts and insurance settlements. Income, however, does include 
interest and other earnings from the investment of any of the foregoing benefits, 
payments, rebates, or credits.  

 
I. Recertification. Rental housing units will be inspected on an annual basis to 

ensure that they are in sound condition.  Tenants will be recertified to determine if 
they are income qualified.  The Administrative Agent will notify tenants that are 
no longer income qualified and provide such tenants six (6) months to relocate. 

 
Asset Limits  
 

A. For those properties which are not governed by federal program requirements, the 
New Jersey Uniform Housing Affordability Controls ("UHAC") limit the value of 
an asset only to the extent that the asset is the applicant's primary residence 
(current home) and that the home has no outstanding mortgage balance. The 
maximum market value of a home is determined by a chart, published annually by 
the New Jersey Council on Affordable Housing ("COAH"). These are the current 
maximum values, listed by region.  
 

B. Maximum Values do not apply to homes with outstanding mortgage debt, cash, 
bank accounts, stocks, bonds, retirement accounts or any other form of assets, 
except to the extent that they produce income which, when combined with other 
sources of income, exceed the maximum income allowed for any particular 
property. Maximum Values do not apply to homes, even those with NO mortgage 
debt, when the household is applying for these federally controlled programs.  
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Withdrawal of Applications  
 
The Administrative Agent can remove applications for the following reasons: 
  

1. The application is not signed or is submitted subsequent to the deadline reported 
in the advertisement. Affirmative marketing is the responsibility of the 
administrative agent. 

2. The applicant commits fraud, or the application is not truthful or complete;  
3. The applicant cannot or does not provide documentation to verify their income or  

other required information when due;  
4. The household income does not meet the minimum or maximum income 

requirements for a particular property;  
5. The applicant owns an asset that exceeds the asset limits for income restricted 

properties;  
6. The applicant fails to respond to any inquiry in a timely manner;  
7. The applicant is non-cooperative or abusive with the Administrative Agent, 

property owners or the sellers of affordable units;  
8. The applicant changes address or other contact information without informing the 

Administrative Agent in writing;  
9. The applicant does not meet the credit standard or other requirement set forth by 

Landlords of rental properties;  
10. The applicant does not respond to a periodic update inquiry in a timely fashion;  
11. The applicant fails to sign the Compliance Certification, Certificate for Applicant, 

or Lease Documents as may be required; or  
12. The applicant, once approved, fails to close on a sale or rental unit in a timely 

manner.  
 
Finalizing a Tenant  

 
Once a household has been certified to occupy a Market to Affordable rental unit, the income has 
been documented and the ability to pay the established rent has been verified, the Administrative 
Agent may refer that household to meet with the owner of the apartment for final approval. The 
owner may develop a reasonable list of criteria, such as smoking or non-smoking, whether or not 
pets are allowed, etc., and may only reject tenants who do not meet those criteria. That list must 
be applicable to all tenants in the complex and approved by the Administrative Agent.  
 
The owner may also conduct a credit check and criminal background check on prospective 
tenants. An acceptable credit limit must be established prior to any credit check and must be on 
file with the Administrative Agent.  
 

A. Lease. When a tenant is found, that tenant will be required to sign a lease. This may 
be a standard lease and must be approved by the Administrative Agent. It should list 
the location of the unit, the name of the tenant and the initial rent amount.  The lease 
shall require the tenant to provide two (2) months notice of any intent not to renew 
the lease.   A copy of the executed lease must be provided to the Administrative 
Agent.  In addition, Certification K, which is appended to this manual, must also be 
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signed by the tenant and a file must be given to the tenant and the original kept on file 
with the Administrative Agent.  
 

B. Security Deposit. The owner may require a reasonable security deposit from the 
tenant, but no more than 1.5 times the monthly rent. 

 
Vacancies  
 
Once an Owner learns that a Market to Affordable Apartment will be vacated by a tenant, the 
Administrative Agent should immediately be notified to begin the process of finding a new 
tenant.  
 
Sales of Affordable Units 

 

Once the owner of an affordable sales unit decides to sell its property, (s)he must notify the 
Administrative Agent immediately to begin the process of finding a prospective purchaser of the 
affordable unit. 
 
Violations, Defaults and Remedies  
 
Upon the occurrence of a breach of any of the regulations governing the affordable units by an 
Owner of an affordable unit, the Municipality shall have all the remedies provided at law or 
equity, including, but not limited to a daily fine not to exceed $1,000 (at the Township’s 
discretion) per day, it being recognized by both parties that a breach will cause irreparable harm 
to the municipality, in light of the public policies set forth in the Fair Housing Act and the 
obligation for the provision of low- and moderate-income housing. 
 
Maintenance of Records and Applicant Files  

 
Pursuant to N.J.A.C. 5:80-26.14(a)8, N.J.A.C. 5:80-26.15(c) and N.J.A.C. 5:80-26.17 current 
records must be maintained by the Administrative Agent and outdated records must be given to 
the municipality for safekeeping. A file must be created and maintained on each restricted unit 
for its control period.  
 
Administrative Agents maintain detailed records on all marketing initiatives.  
 
A. Files to be Maintained on Every Applicant  
The Administrative Agent will maintain files on every applicant. Each file shall include the 
following: 
 

•  A Preliminary Application Form.  

• If applicable, a final Application Form. 

•  Income Verification  

•  Letter of Certification of Eligibility or Letter of Determination of Ineligibility.  
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B. Files to be Maintained on Every Rental Unit  

 

The Administrative Agent will maintain files on every unit for the length of the affordability  
Controls.   For rental units, the file will contain:  
 

• Base rent  

• Identification as a very low, low or moderate income unit  

• Tenant information form 

• Description of number of bedrooms and physical layout and / or floor plan.  

• Application materials, verifications and certifications of all present owners, 
pertinent correspondence  

• Copy of lease  

• Disclosure Statement (Appendix K)  

• Deed restriction with length of controls on the unit  
 
C. Files to be Maintained on Every Sales Unit 

 

• Initial Maximum Sales Price 

• Identification as a very low, low or moderate income unit 

• Description of number of bedrooms and physical layout and/or floor plan 

• Deed restriction with length of controls on the unit 

• Copies of all transactions and the sales price at time of transaction 
 

Monitoring  

 
The current annual monitoring information required to be maintained and reported annually to 
the Municipal Housing Liaison can be found on COAH’s website at 
http://www.nj.gov/dca/affiliates/coah/upcoming/ctmproject.html.  
 
The information required for each unit includes but is not limited to:  
 

• Street Address  

• Block/Lot/Qualifier/Unit Number  

• Housing Type  

• Income: Very Low/Low/Moderate  

• Initial Rental Price  

• % of affordability  

• Initial Sales Price 

• % of affordability 

• Bedroom Type  

• Handicap accessible/adaptable  

• Co #, date  

• Effective date of affordability controls  



21 

 

• Length of affordability controls (yrs)  

• • Date Affordability controls removed  
 
Exhibits  
 
A. Equal Housing Opportunity Poster  
B. Preliminary Application for Affordable Housing  
C. Final Application for Affordable Housing  
D. Applicant Questionnaire & Document Checklist  
E. COAH Income Limits  
F. Affirmative Marketing Plan  
G. Certifications J and K  
H. Deed Restriction for Rental 
I.  Deed Restriction for Sale 
 
 
 

 



 

 

 

 

 

SUPPORTIVE & SPECIAL NEEDS HOUSING 

 

 

 

 

Appendix F 



Facility Address Bedrooms Date of C/O Credits[1]

Bancroft Adult Services 407 Cranford Rd. 4 11/30/1982 4

Durand Academy 500 Park Boulevard 5 9/2/1992 10

Pilot Services 201 Lenape Avenue 3 9/1/1993 6

Bancroft NeuroHealth 37 Delwood Avenue 5 2/26/1997 10[2]

Kelsch Homes 1212 Cotswold Lane 4 5/1/2000 8

Bancroft NeuroHealth 117 Morningside Dr. 5 1991 10

Bancroft NeuroHealth 110 Bell Arbor Dr. 4 2009 8

Bancroft NeuroHealth 11 Nevada Avenue 4 12/10/1997 8

Bancroft NeuroHealth 14 Brookdale Dr. 4 3/18/1998 8

Bancroft NeuroHealth 407 Hickory Circle 1 1995 2

Bancroft NeuorHealth 603 Hickory Circle 2 1995 4

Bancroft NeuroHealth 402 Barby Lane 4 2008 8

Bancroft NeuroHealth 123 Iron Master Rd. 4 2006 8

Steininger 22 E. Ormond Ave. 3 2000 6

Bancroft NeuroHealth 113 Iron Master Rd. 4 2006 8

Employ Ability Unlimited, Inc. 331 Oak Avenue 4 6/28/1998 8

Totals 56 116

[1] 

[2] 

Alternative Living Arrangements

The Township is entitled to a rental bonus for group homes put in 

place after 1986.
In 2002, Cherry Hill surveyed this facility (then called Willow Glenn 

Academy) and the court master found that it had four (4) 

bedrooms.  The most recent survey indicates that it has five (5) 

bedrooms.































































 

 

 

 

 

DEVELOPMENT FEE ORDINANCE 
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AFFORDABLE HOUSING ORDINANCE 
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AFFORDABLE HOUSING IMPLEMENTATION ORDINANCES 

 

 

ORDINANCE SITE NAME BLOCK LOT(S) 

Article XIX-A Golden Triangle 55.02 1, 1.01, 1.02 

Section 424-B Brace Road 409.01 19 

Section 424-B Woodcrest Shopping Center  433.01 2 

Section 424-B Kimco Route 70 512.01 1 

Article XIX-B PATCO 583.01, 586.01 2, 1 

Article XX-A America’s Best Value (formerly HOJO) 1.01 3 
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CHERRY HILL TOWNSHIP                        ZONING ORDINANCE 

19-A - 1 

 

ARTICLE XIX-A. 
TRANSIT-ORIENTED DEVELOPMENT (TOD) OVERLAY ZONE. 

 

§1900-A.  PURPOSE.   
The purpose of the Transit Oriented Development (TOD) overlay zone is to create a compact, mixed use of 
residential, office, retail, institutional, and civic uses to promote and support transit use.   Pedestrian 
activity, passenger support, affordable housing and transit access are key goals in the TOD zone. The 
development standards are designed to require compact redevelopment, opportunities for increased 
choice of transportation modes, and a safe and pleasant pedestrian environment by ensuring an attractive 
streetscape, a functional mix of complementary uses, and the provision of facilities that support transit use, 
bicycling, and walking.  The TOD overlay zone is meant to create dense, transit supportive development 
around the Cherry Hill Atlantic City Rail Line transit station, typically the area within one-half (1/2) mile 
walking distance from the transit station, which represents a 10-minute walk.  The intent of this Ordinance is 
to accomplish the following: 
A.  Compact Development.  This zone provides incentives for residential and commercial infill and 

redevelopment within designated areas. Development is encouraged in designated areas by providing 
incentives, such as density bonuses and mixed use development opportunities in designated areas.  

B.  Mixed Use.  The flexible zoning standards in this zone allow mixed-use development. The zoning 
ordinance allows residential uses integrated with commercial and employment uses in appropriate 
locations (e.g. main street, neighborhood center and other core areas). Look for opportunities to 
provide flexibility in building height, housing density, floor area, lot coverage, yard setback, 
landscaping, and other zoning provisions for mixed-use developments. It is anticipated that mixed-use 
development may include residential uses above or behind permitted or commercial, and the 
combination of compatible commercial uses (retail, office, services, entertainment, etc.).  

C.  Affordable Housing.  Provide accessible and convenient affordable housing for very low, low and 
moderate-income households. The 57 acre tract will result in up to 570 housing units of which, 20 
percent, or 114, will be affordable to low and moderate income households.    

D.  Pedestrian Activity.  Development in this zone must adopt appropriate standards for pedestrian access, 
safety, and comfort. 

E.  Efficient Land Use.  It has been determined that parking is most inefficient and the following regulatory 
and parking management tools are available to minimize the amount of land used for surface parking: 
1. Shared parking. “Shared parking” is an option available in this zone and allows that multiple uses 

to share one or more parking facilities.  
2. On-street parking is encouraged. On-street parking slows traffic, creates better pedestrian 

environments by buffering sidewalks from moving vehicles, increases the viability of retail shops 
and services, and reduces the amount of land used for off-street parking lots, thus decreasing 
impervious surfaces. 

3. Allow valet parking. Valet parking may be feasible for some restaurants and meeting/event 
facilities. Valet parking allows stacking of smaller parking spaces with less space devoted to drive 
aisles. 

F.  Public Spaces.  Require developments to integrate usable public space whenever possible, and require that 
they recognize and respond appropriately to existing or planned public spaces on or near the site (e.g., 
parks, civic buildings and spaces, transit stops, sidewalks, plazas, and similar spaces). Public spaces should 
be clearly recognizable as “public” (e.g., a plaza within view of a street or other public space), 
publicly accessible (i.e., a pedestrian can get there), and can be occupied by a person (i.e., a person 
can stand there). These spaces can be as simple as an expanded sidewalk for outdoor dining, to a 
large plaza with public art and entertainment. 
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G.  Human-Scaled Building Design.  Ordinances can help support human-scale design by requiring building 
entrances placed close to the street, ground floor windows, articulated façades, appropriately scaled 
signs and lighting, and awnings and other weather protection. For example, in downtowns, main streets, 
neighborhood centers, and other strategic locations (e.g., at transit stops), it is often appropriate to 
require a maximum front building setback, or a “build-to” line, for a minimum percentage of the 
building front.  For shopping centers with private, internal driveways, the width/height ratio can be 
measured between opposite building fronts (pads) along an internal street, or between one building 
front and street trees on the opposite side of the street. The internal drive or “shopping street” should 
have sidewalks and amenities similar to a public street (e.g., seating, trees, lighting, etc.). 

 
§1901-A.  PERMITTED USES.    
A. Permitted Principal Uses.  All non-residential uses permitted in the Regional Business (B4) zone shall be 

permitted, with the exception of the Retail A use.  

B. Permitted Accessory Uses.  Any of the following uses and structures may be permitted, when used in 
conjunction with a principal use and conforming to the applicable subsection in §1901-A.A: 
1. Child Care Centers 
2. Awnings & Canopies 
3. Outdoor seating 
4. Public, Local Utilities & Cable Television Facilities  
5. Temporary Construction Trailers  
6. Fences, hedges, and walls  
7. Off-street parking facilities, including structures 
8. Signs 
9. Refuse and Recycling Storage Areas  
10. Sidewalk, curbs, gutters, and walkways  
11. Stormwater management facilities 

C. Affordable Housing. 
1. Non-residential development shall pay a development consistent with State statutes or regulations 

adopted by the New Jersey Council on Affordable Housing (COAH) or any successor agency. 
2. Residential: Twenty percent of all affordable housing developments shall be set-aside for low and 

moderate income housing.  The housing units shall comply in all respects with the Township’s 
affordable housing ordinance and UHAC regulations, including but not limited to: bedroom 
distribution; pricing, affirmative marketing; accessibility; phasing, etc.  At least 13 percent of any 
affordable rentals shall be affordable to households earning less than 30 percent of median 
income.   
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§1902-A.  BULK REQUIREMENTS.    
A. Except as otherwise modified, the following bulk standards shall apply to all buildings in the TOD zone: 
Minimum tract size 30 acres 
Set-aside 20% of the total housing units shall be affordable 

to low and moderate income households pursuant 
to the Cherry Hill affordable housing ordinance 

Minimum land area designated  
For housing 50 percent* 

*Housing may be constructed within stand alone 
buildings or may be constructed above commercial 
and office uses.  The intent of the ordinance is to 
permit a gross density of 10 units per acre on any 
tract within the zone.  The requirement for 50 percent 
of land area to be utilized for housing is relieved once 
final approval is granted for the permitted gross 
density. 

Minimum open space  25 percent of land area 
Maximum height 4 stories and 55 feet 
Minimum setback from state highway right-of-
way  

30 feet 

Minimum setback from internal street right-of-
way  

zero (0) feet 

Minimum rear yard setback 30 feet 
Minimum distance between buildings  20 feet 

 
B. Additional Requirements. 

1. An owner’s association shall be created, subject to the approval of the Planning Board.  The 
association shall become the owner of all lands dedicated to recreation and open space and shall 
be responsible for maintaining all public areas. 

2. No more than 50 percent of the zone may be approved for non-residential uses until 570 housing 
units have received preliminary approval. 

3. At least 30 percent of the non-residential floor area in the zone shall be office space. 
4. Tract buffer 50 feet, consisting of existing and supplemental landscape material and/or fences to 

provide a reasonable visual buffer. 
5. Residential dwellings located in building that are between one (1) and four (4) floors in height. 
6. Open Space 

a.  A minimum of 25% of the total tract area shall be dedicated for common open space uses, 
which may include conservation, passive and active recreation and storm water management as 
below. No more than 50% of the required common open space shall be in the form of 
wetlands, wetlands buffers, flood plain, swales, recharge areas, and detention and retention 
basins if designed as an aesthetic feature. 

b.  The non-residential area shall have at least one town park and may have plazas, greens, 
squares, and greenways.  

 
§1903-A.  DESIGN STANDARDS.    
The below standards have been promulgated in an attempt to achieve a well designed site.  It is 
recognized that the intent of this section can be achieved with designs not anticipated by these standards. 
Accordingly, the Planning Board may waive any design standard it deems appropriate. 
A.  Spatial relationships between buildings and other structures shall be formal; façades shall be parallel 

to street lines and exterior building walls shall typically be either parallel or at right angles to each 
other. Buildings shall be oriented toward the street or the streetscape. A lot with multiple buildings 
should be organized around a feature such as a courtyard, green or quadrangle that encourages 
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pedestrian activity and incidental social interaction among users. Buildings shall be designed to provide 
for safety concerns and shall be located to allow for adequate fire and emergency access. 

B.  Residential buildings shall define the street-edge through adherence to uniform setbacks along the 
build-to line for each block. A minimum of eighty percent (80%) of all residential building façades on a 
block face shall be located at the build-to-line. The streetscape shall also be reinforced by lines of 
uniformly spaced shade trees and may be further reinforced by walls, hedges, or fences that define 
front yards. 

C.  Commercial buildings on corner lots shall be considered significant structures, since they have at least 
two façades visibly exposed to the street. Such buildings shall be designed with additional 
architectural features to emphasize their location. 

D.  Focal points of visual termination shall generally be occupied by prominent buildings and structures that 
employ enhanced height, massing, distinctive architectural treatments, ornamental site elements, or 
other distinguishing features. 

E.  Specific Design Standards. 
1.  The entry façades of all buildings shall be deigned to a pedestrian scale. 
2.  The architectural treatment of the front façade, with regard to its major features and materials, 

shall be continued around all sides of a building that are readily visible from public property 
and/or rights-of-way.  The design of all sides of a building shall be consistent with regard to style, 
materials, colors, and details. No solid, blank, windowless walls or service areas shall be visible 
from the public areas. Where the construction of a blank or substantially blank wall is necessary, 
the façades shall be articulated by the provision of false windows, articulated masonry, or, if the 
building is occupied by a commercial use, by using recessed or projecting display window cases.  
Enhanced plantings may also be appropriate in certain cases. 

3.  Open arcades may encroach into a public right-of way and over the sidewalk at a front or side 
street lot line as follows: 
a. Front Encroachment: 8 feet maximum. 
b. Side Street Encroachment: 8 feet maximum 
c. The maximum allowable height of an encroachment is three stories. The area of an 

encroachment shall not exceed 20 percent of the block length. 
4. All air conditioning units, skylights, solar panels, HVAC systems, exhaust pipes or stacks, elevator 

housing satellite dishes, and other telecommunications receiving devices shall be screened from view 
from public property or rights-of-way and from adjacent properties by using walls, fencing, roof 
elements, penthouse-type screening devices, and /or plantings. 

 
§1904-A.  PARKING.    
A. In addition to the standards of Article XXIV and the New Jersey RSIS, the following shall apply: 

1. Off-street parking shall not be located between a building and a street unless the visual impact has 
been minimized by the construction of walls, fences, berms or the installation of appropriate 
landscaping. 

2. No outside storage or overnight parking of commercial vehicles or boats, recreational vehicles, 
trailers or similar conveyances shall be permitted, unless the commercial vehicle is part of a 
commercial use and is parked in a designated area, screened and shielded from any roadway. 

3. Off-street parking shall be located along the side and rear of structures parking shall be provided 
in the rear and the side of buildings. If parking in the front of buildings must be provided, it shall 
not occupy more than 25 percent of the lot frontage. Direct pedestrian connections shall be 
provided from the rear and side parking areas to the front of all buildings. Whenever possible, 
breaks in the building footprints should be provided to allow pedestrian access from rear parking 
areas to building fronts. The pedestrian access way should be a minimum of twenty-five (25’) feet.  
On street parking shall be permitted on all development streets, except service alleyways. 

B. Shared Parking standards. 
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1. Shared parking shall be encouraged for all commercial parking lots and particularly for those 
serving mixed use commercial and residential buildings. Where necessary, in parking lots which are 
serving mixed-use commercial or residential buildings, the Planning Board may, in its discretion, 
permit a limited amount of parking to be reserved either for residential or specified commercial 
uses only; or may restrict the hours that certain spaces are to be used for residential or commercial 
uses only. In exercising its discretion to allow any limitation to be placed on the use of any parking, 
the Board shall do so with the intent to limit such restrictive use in order to advance the objective of 
encouraging shared parking. 

2. An applicant seeking to satisfy its parking requirement using a shared parking approach shall 
prepare a parking report that documents how an adequate supply of parking spaces will be 
provided to satisfy projected parking demand.  The report shall be prepared using procedures 
presented in the most recent version of the report “Shared Parking,” published by the Urban Land 
Institute. The report shall be prepared using the most current shared parking methodology 
published by the Urban Land Institute or the Institute of Transportation Engineers. 

3. The report may also adjust projected parking demand based on an analysis of captured parking 
using procedures presented in the most recent version of the Trip Generation Handbook published 
by the Institute of Transportation Engineers.  A captured and shared parking study report shall: 
a.  Calculate the projected peak parking demand for each land use that will be sharing the 

available parking supply using the latest edition of the ITE informational report Parking 
Generation. 

b.  Calculate the extent to which parking demand will be mitigated on the site as a result of trips 
captured from adjoining land uses and therefore occurring without the use of a vehicle. 

c.  Calculate the peak parking accumulation for the development, making use of shared parking 
procedures. 

d.  Expand the peak parking accumulation by 10% to determine the needed supply of parking 
spaces. This will assure an adequate capacity of spaces for the turnover of vehicles. 

e.  Determine the number of on-site parking spaces that will be supplied. 
f.  Determine the number of on-street parking spaces that are available to the development in 

accordance with procedures established by this section. 
g.  Determine whether additional parking spaces will be needed to serve the development and if 

so how they will be supplied.  
C. Landscaping. 

1. Lots for residential and nonresidential uses shall balance the functional requirements of parking with 
the provision of pedestrian amenities. Transition areas between parking and civic, commercial, or 
residential uses shall be designed with textured paving, landscaping, and street furniture approved 
by the Planning Board. 

2. Parking lot layout, landscaping, buffering, and screening shall be provided to minimize direct view 
of parked vehicles from streets and sidewalks, avoid spillover light, glare, noise, or exhaust fumes 
onto adjacent residential properties, and provide the parking area with a reasonable measure of 
shade, when trees reach maturity. In  order to achieve these objectives, parking lots exposed to 
view shall be surrounded by a minimum of a four-and-one-half-foot-high, year-round visually 
impervious screen, hedge, or wall. The height of any required screen, hedge, or wall shall decrease 
where driveways approach sidewalks or walkways, in order to provide adequate visibility of 
pedestrian from motor vehicles, and shall not interfere with clear sight triangle requirements. 

3. The interior of all parking lots shall be landscaped to provide shade and visual relief. Protected 
planting islands or peninsulas within the perimeter of the parking lot are encouraged. Parking lots 
with 10 or less spaces may not require interior landscaping if the Planning Board determines that 
there is adequate perimeter landscaping. In parking lots with 11 or more spaces, a maximum of 
one deciduous shade tree shall be required to be planted in the parking lot for every eight 
parking spaces. A six-foot planting diamond, or equivalent planter, is required per tree. Choice of 
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plant materials, buffer width, type of screening, location, and frequency of tree planting shall be 
flexible, provided  these objectives are designed to the satisfaction of the Planning Board. 

4. Parking lot layout shall take into consideration pedestrian and vehicular circulation and shall be 
designed to preclude dead end parking lots. Pedestrian crosswalks shall be provided, where 
necessary and appropriate, and shall be distinguished by textured paving, and shall be integrated 
into the wider network of pedestrian walkways. Pavement textures shall be required on pedestrian 
access ways, and strongly encouraged elsewhere in the parking lot, as surfacing materials, or when 
used as accents and as approved by the Planning Board. 

 
§1905-A.  SITE INFRASTRUCTURE.    
1. Common trash collection areas shall be properly screened with an appropriate combination of walls, 

fences, earth berms, and plantings.  Any common trash collection area shall provide facilities for the 
collection and separation of recyclable materials in accordance with the requirements of the Township 
of Cherry Hill.  

2. Any loading space shall be screened from public view by building walls or extensions thereof, fencing 
and /or landscaping. 

3. Sidewalks shall have a minimum width of five feet, except along commercial uses where the sidewalk in 
commercial areas shall be larger. At corners, handicapped ramps shall be provided. Sidewalks in 
commercial areas shall be continued across street surfaces using paving materials to delineate 
crosswalks. 

4. Sidewalks and pedestrian paths shall connect proposed uses to a public sidewalk or roadway. Private 
sidewalks shall be designed to connect parking areas with individual structures, as well as building 
groups. 

5. The use of special paving such as brick or pre-cast concrete pavers for sidewalks is required for a 
minimum of 10% of the paved area, specifically at prominent intersections and public spaces. 
Otherwise, sidewalks shall be poured-in-place concrete. Special paving, if selected, should complement 
the building materials and should be used to define spaces or special areas such as entrances. All plans 
for special pavement areas shall be submitted to the Planning Board for approval.  Private sidewalks 
shall be submitted to the Planning Board for approval. Sidewalks adjacent to parking lots, where car 
bumpers may overhang the walk, shall be a minimum of 6 ft. wide measured from the face of the curb 
or 4 ft. wide if setback a minimum of 2 ft. from the face of curb was a grassed area. 

 
§1906-A.  LANDSCAPING.    
A. Canopy tree shall be planted along street frontages at a maximum distance of 35 feet on center and 

spaced equal distance between street lights.  Such street trees shall be a minimum caliper of three (3) 
inches (measured  six (6) inches above ground level) at the time of planting.  Bottom branches shall be 
trimmed to a minimum of eight (8) feet above the ground for pedestrian passage. 

B. Whenever an off street parking area exceeds 100 spaces, the area should be divided into a minimum 
of 4 (four) equal sections with each section being divided by a landscaped divider strip (minimum 10 
ft. wide) with canopy trees and planted with ground cover or low shrubs (at least 36 inches in height). 

C. Hedges, privacy or ornamental fences of varying heights may be used to block view of parking areas, 
storage areas, loading docks or other utilitarian views from residential or public areas. No “cyclone” or 
“chain link” fencing shall be permitted.  

 
§1907-A.  LIGHTING.    
In addition to §2808 of the ordinance, the following shall apply: 
A. All public and private streets, parking lots and pedestrian walkways shall be sufficiently illuminated to 

ensure traffic and pedestrian safety under all weather conditions. Lighting fixtures are to include non-
glare lights with “cutoff” shields as appropriate in order to mitigate against adverse impacts upon 
adjacent and nearby properties, the safety of traffic along adjacent roadways and overhead glow.  

B. Street lighting shall be decorative and blend with the architectural style of the development. 
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C. Streets and sites shall be provided with adequate lighting while minimizing adverse impacts such as 
glare and overhead sky glow on adjacent properties.  House-side shields shall be provided where 
abutting a residential use. 

D. Along all commercial or mixed-use streets, parking areas, sidewalk, walkways, courtyards and common 
areas, 12-14 foot high decorative pedestrian scale lamp posts shall be provided at regular intervals.  
Posts in commercial mixed-use and senior citizen and townhouse streets should be spaced 
approximately sixty (60’) on the center. Distance of lighting shall depend upon the manufacturer 
chosen and the specifications of the particular lights. 

E. In off-street parking lots, post heights may be extended to a maximum of 16 feet. 
F. Use of minimum wattage metal halide or color corrected sodium or mercury vapor light sources is 

encouraged. 
G. Lighting attached to the exterior of a building shall be architecturally compatible with the style, 

materials colors and details of the building and shall comply with the local building code. The type of 
light source used on the exterior of buildings, signs, parking areas, pedestrian walkways and other 
areas of a site, and the light quality produced, shall be the same or compatible.  Facades shall be lit 
from the exterior, and as a general rule, lights should be concealed through shielding or landscaping.  
Mounting brackets and associated hardware should be inconspicuous. 

 
§1908-A.  SIGNS.    
In accordance with the provisions of Article XXIII. 
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SECTION 424-B.   AFFORDABLE HOUSING (AH) OVERLAY ZONE. Workforce housing? Live/Work? 
A. Intent.  The intent of the Affordable Housing (AH) zone is to promote mixed-use redevelopment to 

provide the community with a various, mutually-supporting retail, service, office and residential uses.  
By creating an attractive, sustainable and convenient environment for living, working and recreating, 
the most efficient use of land and utilities will be derived.  As an equitable development part of a 
balanced community, housing for people of all income levels will be provided that ensure an 
opportunity for decent, affordable housing.  To achieve this intent, a minimum of twenty (20%) 
percent of all housing shall be set-aside as affordable to low and moderate-income households, 
implementing the goals of the Cherry Hill Housing Plan. 

B. Required Uses.  All developments in the AH zone shall include affordable housing units, in accordance 
with Article X-A. 

C. Permitted Principal Uses.  In the AH zone, no lot shall be used and no structure shall be erected, 
altered, or occupied for any purpose except the following: 
1. All non-residential uses permitted within the Neighborhood Business (B1) zone and Limited Office 

(O1) zone. 
2. All multi-residential dwellings located in buildings that comply with the height requirements of the 

AH zone.  Multi-Residential housing may be constructed within stand alone buildings or may be 
constructed above non-residential uses.   

D. Permitted Accessory Uses & Structures  Any of the following uses and structures may be permitted, 
when used in conjunction with a principal use and conforming to the applicable subsection: 

 
E. Prohibited Uses.  Any use that is not specifically permitted in §424-B.B is hereby prohibited. 

F. Bulk Requirements.  Except as otherwise modified, the following bulk standards shall apply to all 
buildings in the AH zone: 
1. Minimum Requirements: 

 
 
 

 

 

 

 

 

 

 

 

2. Additional Requirements.  In addition to §424-B.F.1, the following requirements shall apply: 
a. Minimum land area designated For housing:  50 percent 
b. Minimum setback from internal street right-of-way shall be zero (0) feet (current ord says if 

used together = 0’) 
c. Minimum distance between buildings:  

i. Between residential and non-residential buildings 60 feet 
ii. Between front elevations of buildings   50 feet 
iii. Between rear elevations of buildings   50 feet 

Principal Structures 

Minimum Requirements Inside Lot Corner Lot 

Lot Size (acres) 3 3 

Lot Frontage   

Lot Depth   

Front Yard 75’ 75’ 

Secondary Front Yard n/a  

Side Yard   

Aggregate Side Yard  n/a 

Rear Yard 30’ 30’ 

Maximum Height 3 stories and 45’ 3 stories and 45’ 

Maximum Building Cover   

Maximum Lot Cover   

Open Space 20% 20% 
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iv. Between side elevations of buildings   20 feet 
v. Between other elevations of buildings   40 feet 

d. No more than 50 percent of the site may be approved for non-residential uses until all of the 
housing units have received preliminary approval, which is relieved once final approval is 
granted for the permitted gross density. 

e. An association shall be created, subject to the approval of the Planning Board.  The 
association shall become the owner of all lands dedicated to recreation and open space 
and shall be responsible for maintaining all public areas. 

3. Density.  The maximum density of the residential uses on the entire tract in a AH zone shall not 
exceed 7.5 dwelling units per gross usable acre. 

G. Applications shall meet the requirement under Article V-A Performance and Design Standards.  
H. Special Design Standards.  In addition to the requirements of §504-A, the following shall apply in this 

zone: 
1. Spatial relationships between buildings and other structures shall be formal; façades shall be 

parallel to street lines and exterior building walls shall typically be either parallel or at right 
angles to each other. Buildings shall be oriented toward the street or the streetscape. A lot with 
multiple buildings should be organized around a feature such as a courtyard, green or 
quadrangle that encourages pedestrian activity and incidental social interaction among users. 
Buildings shall be located to allow for adequate fire and emergency access. 

 

2. Residential buildings shall define the street-edge through adherence to uniform setbacks along the 
build-to line for each block. A minimum of eighty percent (80%) of all residential building façades 
on a block face shall be located at the build-to-line. The streetscape shall also be reinforced by 
lines of uniformly spaced shade trees and may be further reinforced by walls, hedges, or fences 
that define front yards. 

 

3. Commercial buildings on corner lots shall be considered significant structures, since they have at 
least two façades visibly exposed to the street. Such buildings shall be designed with additional 
architectural features to emphasize their location. 

 

4. Focal points of visual termination shall generally be occupied by prominent buildings and 
structures that employ enhanced height, massing, distinctive architectural treatments, ornamental 
site elements, or other distinguishing features. 

 

5. No “cyclone” or “chain link” fencing shall be permitted.  
 

I. Architectural Design Standards.   
1. General. Preliminary Architectural Design Standards are intended to establish general 

architectural concepts and serve as a guide. It is recognized that the intent of this section can be 
met with designs that are not anticipated by these standards. Accordingly, the Planning Board 
may grant, by waiver, any design standard variations it deems appropriate. 

 

2. Specific Architectural Guidelines 
a. The entry façades of all buildings shall be deigned to a pedestrian scale. 
b. The architectural treatment of the front façade, with regard to its major features and 

materials, shall be continued around all sides of a building that are readily visible from public 
property and/or rights-of-way. The design of all sides of a building shall be consistent with 
regard to style, materials, colors, and details. No solid, blank, windowless walls or service 
areas shall be visible from the public areas. Where the construction of a blank or substantially 
blank wall is necessary, the façades shall be articulated by the provision of false windows, 
articulated masonry, or, if the building is occupied by a commercial use, by using recessed or 
projecting display window cases. Enhanced plantings may also be appropriate in certain 
cases. 
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3. Open arcades may encroach into a public right-of way and over the sidewalk at a front or side 
street lot line as follows: 
a. Front Encroachment:    8 feet maximum. 
b. Side Street Encroachment:   3 feet maximum 
c. The maximum allowable height of an encroachment is three stories. The area of an 
encroachment shall not exceed 20 percent of the block length. 

 

J. Parking.  In addition to the requirements of §511-A, the following shall apply in this zone: 
 

1. Sidewalks shall have a minimum width of five feet, except along commercial uses where the 
sidewalk in commercial areas shall be larger. At corners, handicapped ramps shall be provided. 
Sidewalks in commercial areas shall be continued across street surfaces using paving materials to 
delineate crosswalks.   
 

2. Private sidewalks and pedestrian paths shall connect proposed uses to a public sidewalk or 
roadway. Private sidewalks shall be designed to connect parking areas with individual structures, 
as well as building groups. 
 

3. The use of special paving such as brick or pre-cast concrete pavers for sidewalks is highly 
encouraged. Otherwise, sidewalks shall be poured-in-place concrete. Special paving, if selected, 
should complement the building materials and should be used to define spaces or special areas 
such as entrances. All plans for special pavement areas shall be submitted to the Planning Board 
for approval. Private sidewalks shall be submitted to the Planning Board for approval. Sidewalks 
adjacent to parking lots, where car bumpers may overhang the walk, shall be a minimum of 6 ft. 
wide measured from the face of the curb or 4 ft. wide if setback a minimum of 2 ft. from the face 
of curb was a grassed area.   

 

4. Lots for residential and nonresidential uses shall balance the functional requirements of parking 
with the provision of pedestrian amenities. Transition areas between parking and civic, 
commercial, or residential uses shall be designed with textured paving, landscaping, and street 
furniture approved by the Planning Board. 

 

5. Parking lot layout, landscaping, buffering, and screening shall be provided to minimize direct 
view of parked vehicles from streets and sidewalks, avoid spillover light, glare, noise, or exhaust 
fumes onto adjacent residential properties, and provide the parking area with a reasonable 
measure of shade, when trees reach maturity. In order to achieve these objectives, parking lots 
exposed to view shall be surrounded by a minimum of a four-and-one-half-foot-high, year-round 
visually impervious screen, hedge, or wall. The height of any required screen, hedge, or wall shall 
decrease where driveways approach sidewalks or walkways, in order to provide adequate 
visibility of pedestrian from motor vehicles, and shall not interfere with clear sight triangle 
requirements.   

 

6. Parking lot layout shall take into consideration pedestrian circulation. Pedestrian crosswalks shall 
be provided, where necessary and appropriate, and shall be distinguished by textured paving, 
and shall be integrated into the wider network of pedestrian walkways. Pavement textures shall 
be required on pedestrian access ways,  and strongly encouraged elsewhere in the parking lot, 
as surfacing materials, or when used as accents and as approved by the Planning Board. 

 

K. Open Space.  A minimum of 20% of the total tract area shall be dedicated for common open space 
uses, which may include conservation, passive and active recreation and storm water management as 
below. No more than 50% of the required common open space shall be in the form of wetlands, 
wetlands buffers, flood plain, swales, recharge areas, and detention and retention basins if designed 
as an aesthetic feature.  The non-residential area shall have at least one park area and may have 
plazas, greens, squares, and greenways. 
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ARTICLE XIX-B. 
PATCO TRANSIT-ORIENTED DEVELOPMENT (TOD) OVERLAY ZONE. 

 

§1900-B.  PURPOSE.   
The purpose of the Transit Oriented Development (TOD) overlay zone is to create a compact, mixed use 
of residential, office, retail, institutional, and civic uses to promote and support transit use.   Pedestrian 
activity, passenger support, affordable housing and transit access are key goals in the TOD zone. The 
development standards are designed to require compact redevelopment, opportunities for increased 
choice of transportation modes, and a safe and pleasant pedestrian environment by ensuring an 
attractive streetscape, a functional mix of complementary uses, and the provision of facilities that support 
transit use, bicycling, and walking.  The TOD overlay zone is meant to create dense, transit supportive 
development at the PATCO Speedline Woodcrest Station, the area within this site will provide a 
convenient walking distance to and from the transit station.  The intent of this Ordinance is to accomplish 
the following: 
A.  Compact Development.  This zone provides incentives for residential and commercial infill and 

redevelopment within designated areas. Development is encouraged in designated areas by providing 
incentives, such as density bonuses and mixed use development opportunities in designated areas.  

B.  Mixed Use.  The flexible zoning standards in this zone allow mixed-use development. The zoning 
ordinance allows residential uses integrated with commercial and employment uses in appropriate 
locations (e.g. main street, neighborhood center and other core areas).  

C.  Affordable Housing.  Provide accessible and convenient affordable housing for very low, low and 
moderate-income households. The minimum 35 acre tract will result in up to 263 housing units of which, 
20 percent, or 98, will be affordable to low and moderate income households.    

D.  Pedestrian Activity.  Development in this zone must adopt appropriate standards for pedestrian access, 
safety, and comfort. 

E.  Efficient Land Use.  The following regulatory and parking management tools are available to minimize 
the amount of land used for surface parking: 
1. Shared parking. “Shared parking” is an option available in this zone and allows that multiple uses 

to share one or more parking facilities.  
2. On-street parking is encouraged. On-street parking slows traffic, creates better pedestrian 

environments by buffering sidewalks from moving vehicles, increases the viability of retail shops 
and services, and reduces the amount of land used for off-street parking lots, thus decreasing 
impervious surfaces. 

3. Allow valet parking. Valet parking may be feasible for some restaurants and meeting/event 
facilities. Valet parking allows stacking of smaller parking spaces with less space devoted to 
drive aisles. 

F.  Public Spaces.  Require developments to integrate usable public space whenever possible, and require 
that they recognize and respond appropriately to existing or planned public spaces on or near the site 
(e.g., parks, civic buildings and spaces, transit stops, sidewalks, plazas, and similar spaces). Public 
spaces should be clearly recognizable as “public” (e.g., a plaza within view of a street or other 
public space), publicly accessible (i.e., a pedestrian can get there), and can be occupied by a person 
(i.e., a person can stand there). These spaces can be as simple as an expanded sidewalk for outdoor 
dining, to a large plaza with public art and entertainment. 

G.  Human-Scaled Building Design.  Ordinances can help support human-scale design by requiring 
building entrances placed close to the street, ground floor windows, articulated façades, 
appropriately scaled signs and lighting, and awnings and other weather protection. For example, in 
downtowns, main streets, neighborhood centers, and other strategic locations (e.g., at transit stops), it 
is often appropriate to require a maximum front building setback, or a “build-to” line, for a minimum 
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percentage of the building front.  For shopping centers with private, internal driveways, the 
width/height ratio can be measured between opposite building fronts (pads) along an internal street, 
or between one building front and street trees on the opposite side of the street. The internal drive or 
“shopping street” should have sidewalks and amenities similar to a public street (e.g., seating, trees, 
lighting, etc.). 

 
§1901-B.  PERMITTED USES.    
A. Permitted Principal Uses.   

1. Residential dwellings located in buildings that are between one (1) and four (4) floors in height. 

2. All non-residential uses permitted in the Regional Business (B4) zone shall be permitted, with the 

exception of the Retail A use.  

B. Permitted Accessory Uses.  Any of the following uses and structures may be permitted, when used in 
conjunction with a principal use and conforming to the applicable subsection in §1901-B.A: 
1. Child Care Centers 
2. Awnings & Canopies 
3. Outdoor seating 
4. Public, Local Utilities & Cable Television Facilities  
5. Temporary Construction Trailers  
6. Fences, hedges, and walls  
7. Off-street parking facilities, including structures 
8. Signs 
9. Refuse and Recycling Storage Areas  
10. Sidewalk, curbs, gutters, and walkways  
11. Stormwater management facilities 
12. Parking lots and parking structures 

C. Affordable Housing. 
1. Non-residential development shall pay a development fee consistent with State statutes or 

regulations adopted by the New Jersey Council on Affordable Housing (COAH) or any successor 
agency. 

2. Residential: Twenty percent of all affordable housing developments shall be set-aside for low 
and moderate income housing.  The housing units shall comply in all respects with the Township’s 
affordable housing ordinance and UHAC regulations, including but not limited to: bedroom 
distribution; pricing, affirmative marketing; accessibility; phasing, etc.  At least 13 percent of any 
affordable rentals shall be affordable to households earning less than 30 percent of median 
income consistent with State statutes or regulations.   
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§1902-B.  BULK REQUIREMENTS.    
A. Except as otherwise modified, the following bulk standards shall apply to all buildings in the TOD zone: 
Minimum tract size 35 acres 
Set-aside 20% of the total housing units shall be affordable 

to low and moderate income households pursuant 
to the Cherry Hill affordable housing ordinance 

Minimum land area designated  
For housing 50 percent* 

*Housing may be constructed within stand alone 
buildings or may be constructed above commercial 
and office uses.  The intent of the ordinance is to 
permit a gross density of 14 units per acre on any 
tract within the zone.  The requirement for 50 percent 
of land area to be utilized for housing is relieved once 
final approval is granted for the permitted gross 
density. 

Minimum open space  25 percent of land area 
Maximum height 4 stories and 55 feet 
Minimum setback from exterior street or rail 

right-of-way  
30 feet 

Minimum setback from internal street right-of-
way  

zero (0) feet 

Minimum rear yard setback 30 feet 
Minimum distance between buildings  20 feet 

 
B. Additional Requirements. 

1. An owner’s association shall be created, subject to the approval of the Planning Board.  The 
association shall become the owner of all lands dedicated to recreation and open space and shall 
be responsible for maintaining all public areas. 

2. No more than 50 percent of the zone may be approved for non-residential uses until 490 housing 
units have received preliminary approval. 

3. At least 30 percent of the non-residential floor area in the zone shall be office space. 
4. Tract buffer 30 feet, consisting of existing and supplemental landscape material and/or fences to 

provide a reasonable visual buffer. 
 

5. Open Space 
a.  A minimum of 25% of the total tract area shall be dedicated for common open space uses, 

which may include conservation, passive and active recreation and storm water management 
as below. No more than 50% of the required common open space shall be in the form of 
wetlands, wetlands buffers, flood plain, swales, recharge areas, and detention and retention 
basins if designed as an aesthetic feature. 

b.  The non-residential area shall have at least one town park and may have plazas, greens, 
squares, and greenways.  

 
§1903-B.  DESIGN STANDARDS.    
The below standards have been promulgated in an attempt to achieve a well designed site.  It is 
recognized that the intent of this section can be achieved with designs not anticipated by these standards. 
Accordingly, the Planning Board may waive any design standard it deems appropriate. 
A. Spatial relationships between buildings and other structures shall be formal; façades shall be parallel 

to street lines and exterior building walls shall typically be either parallel or at right angles to each 
other. Buildings shall be oriented toward the street or the streetscape. A lot with multiple buildings 
should be organized around a feature such as a courtyard, green or quadrangle that encourages 
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pedestrian activity and incidental social interaction among users. Buildings shall be designed to 
provide for safety concerns and shall be located to allow for adequate fire and emergency access. 

B. Residential buildings shall define the street-edge through adherence to uniform setbacks along the 
build-to line for each block. A minimum of eighty percent (80%) of all residential building façades on 
a block face shall be located at the build-to-line. The streetscape shall also be reinforced by lines of 
uniformly spaced shade trees and may be further reinforced by walls, hedges, or fences that define 
front yards.  

C. Buildings on corner lots shall be considered significant structures, since they have at least two façades 
visibly exposed to the street. Such buildings shall be designed with additional architectural features 
to emphasize their location. 

D. Focal points of visual termination shall generally be occupied by prominent buildings and structures 
that employ enhanced height, massing, distinctive architectural treatments, ornamental site elements, 
or other distinguishing features. 

E. Specific Design Standards. 
1.  The entry façades of all buildings shall be deigned to a pedestrian scale. 
2.  The architectural treatment of the front façade, with regard to its major features and materials, 

shall be continued around all sides of a building that are readily visible from public property 
and/or rights-of-way.  The design of all sides of a building shall be consistent with regard to 
style, materials, colors, and details. No solid, blank, windowless walls or service areas shall be 
visible from the public areas. Where the construction of a blank or substantially blank wall is 
necessary, the façades shall be articulated by the provision of false windows, articulated 
masonry, or, if the building is occupied by a commercial use, by using recessed or projecting 
display window cases.  Enhanced plantings may also be appropriate in certain cases. 

3.  Open arcades may encroach into a public right-of way and over the sidewalk at a front or side 
street lot line as follows: 
a. Front Encroachment: 8 feet maximum. 
b. Side Street Encroachment: 8 feet maximum 
c. The maximum allowable height of an encroachment is three stories. The area of an 

encroachment shall not exceed 20 percent of the block length. 
4. All air conditioning units, skylights, solar panels, HVAC systems, exhaust pipes or stacks, elevator 

housing satellite dishes, and other telecommunications receiving devices shall be screened from 
view from public property or rights-of-way and from adjacent properties by using walls, fencing, 
roof elements, penthouse-type screening devices, and /or plantings. 

5. The massing of buildings shall be deemphasized in a variety of ways, including but not limited to, 
the use of projecting and recessed elements such as porches, windows and roof dormers, to 
reduce their apparent overall bulk and volume, to enhance visual quality and contribute to 
human-scale development.  Such breaks in the facades and rooflines shall occur not more 
frequently than every 25 feet and no less frequently than every 100 feet. 

 
§1904-B.  PARKING.    
A. In addition to the standards of Article XXIV and the New Jersey RSIS, the following shall apply: 

1. Off-street parking shall not be located between a building and a street unless the visual impact 
has been minimized by the construction of walls, fences, berms or the installation of appropriate 
landscaping. 

2. No outside storage or overnight parking of commercial vehicles or boats, recreational vehicles, 
trailers or similar conveyances shall be permitted, unless the commercial vehicle is part of a 
commercial use and is parked in a designated area, screened and shielded from any roadway. 

3. Off-street parking shall be located along the side and rear of structures. If parking in the front of 
buildings must be provided, it shall not occupy more than 25 percent of the lot frontage. Direct 
pedestrian connections shall be provided from the rear and side parking areas to the front of all 
buildings. Whenever possible, breaks in the building footprints should be provided to allow 
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pedestrian access from rear parking areas to building fronts. The pedestrian access way should 
be a minimum of twenty-five (25’) feet.  On street parking shall be permitted on all development 
streets, except service alleyways. 

B. Shared Parking standards. 
1. Shared parking shall be encouraged for all commercial parking lots and particularly for those 

serving mixed use commercial and residential buildings. Where necessary, in parking lots which 
are serving mixed-use commercial or residential buildings, the Planning Board may, in its 
discretion, permit a limited amount of parking to be reserved either for residential or specified 
commercial uses only; or may restrict the hours that certain spaces are to be used for residential 
or commercial uses only. In exercising its discretion to allow any limitation to be placed on the use 
of any parking, the Board shall do so with the intent to limit such restrictive use in order to 
advance the objective of encouraging shared parking. 

2. An applicant seeking to satisfy its parking requirement using a shared parking approach shall 
prepare a parking report that documents how an adequate supply of parking spaces will be 
provided to satisfy projected parking demand.  The report shall be prepared using procedures 
presented in the most recent version of the report “Shared Parking,” published by the Urban Land 
Institute. The report shall be prepared using the most current shared parking methodology 
published by the Urban Land Institute or the Institute of Transportation Engineers. 

3. The report may also adjust projected parking demand based on an analysis of captured parking 
using procedures presented in the most recent version of the Trip Generation Handbook published 
by the Institute of Transportation Engineers.  A captured and shared parking study report shall: 
a.  Calculate the projected peak parking demand for each land use that will be sharing the 

available parking supply using the latest edition of the ITE informational report Parking 
Generation. 

b.  Calculate the extent to which parking demand will be mitigated on the site as a result of trips 
captured from adjoining land uses and therefore occurring without the use of a vehicle. 

c.  Calculate the peak parking accumulation for the development, making use of shared parking 
procedures. 

d.  Expand the peak parking accumulation by 10% to determine the needed supply of parking 
spaces. This will assure an adequate capacity of spaces for the turnover of vehicles. 

e.  Determine the number of on-site parking spaces that will be supplied. 
f.  Determine the number of on-street parking spaces that are available to the development in 

accordance with procedures established by this section. 
g.  Determine whether additional parking spaces will be needed to serve the development and if 

so how they will be supplied.  
C. Landscaping. 

1. Lots for residential and nonresidential uses shall balance the functional requirements of parking 
with the provision of pedestrian amenities. Transition areas between parking and civic, 
commercial, or residential uses shall be designed with textured paving, landscaping, and street 
furniture approved by the Planning Board. 

2. Parking lot layout, landscaping, buffering, and screening shall be provided to minimize direct 
view of parked vehicles from streets and sidewalks, avoid spillover light, glare, noise, or exhaust 
fumes onto adjacent residential properties, and provide the parking area with a reasonable 
measure of shade, when trees reach maturity.  In order to achieve these objectives, parking lots 
exposed to view shall be surrounded by a minimum of a four-and-one-half-foot-high, year-round 
visually impervious screen, hedge, or wall. The height of any required screen, hedge, or wall shall 
decrease where driveways approach sidewalks or walkways, in order to provide adequate 
visibility of pedestrians from motor vehicles, and shall not interfere with clear sight triangle 
requirements. 

3. The interior of all parking lots shall be landscaped to provide shade and visual relief. Protected 
planting islands or peninsulas within the perimeter of the parking lot are encouraged. Parking lots 
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with 10 or less spaces may not require interior landscaping if the Planning Board determines that 
there is adequate perimeter landscaping. In parking lots with 11 or more spaces, a maximum of 
one deciduous shade tree shall be required to be planted in the parking lot for every eight 
parking spaces. A six-foot planting diamond, or equivalent planter, is required per tree. Choice 
of plant materials, buffer width, type of screening, location, and frequency of tree planting shall 
be flexible, provided these objectives are designed to the satisfaction of the Planning Board. 

4. Parking lot layout shall take into consideration pedestrian and vehicular circulation and shall be 
designed to preclude dead end parking lots. Pedestrian crosswalks shall be provided, where 
necessary and appropriate, and shall be distinguished by textured paving, and shall be 
integrated into the wider network of pedestrian walkways. Pavement textures shall be required 
on pedestrian access ways, and strongly encouraged elsewhere in the parking lot, as surfacing 
materials, or when used as accents and as approved by the Planning Board. 
1. Bicycle parking. 
2. For residential uses, there shall be one bicycle space or locker for each three dwellings. 
3 For commercial uses, there shall be one bicycle space or locker for every 40 automobile 

parking spaces. 
 

§1905-B.  SITE INFRASTRUCTURE.    
A.  Common trash collection areas shall be properly screened with an appropriate combination of walls, 

fences, earth berms, and plantings.  Any common trash collection area shall provide facilities for the 
collection and separation of recyclable materials in accordance with the requirements of the Township 
of Cherry Hill.  

B.  Any loading space shall be screened from public view by building walls or extensions thereof, fencing 
and /or landscaping. 

C.  Sidewalks shall have a minimum width of five feet, except along commercial uses where the sidewalk 
in commercial areas shall be larger. At corners, handicapped ramps shall be provided. Sidewalks in 
commercial areas shall be continued across street surfaces using paving materials to delineate 
crosswalks. 

D.  Sidewalks and pedestrian paths shall connect proposed uses to a public sidewalk or roadway. 
Private sidewalks shall be designed to connect parking areas with individual structures, as well as 
building groups. 

E.  The use of special paving such as brick or pre-cast concrete pavers for sidewalks is required for a 
minimum of 10% of the paved area, specifically at prominent intersections and public spaces. 
Otherwise, sidewalks shall be poured-in-place concrete. Special paving, if selected, should 
complement the building materials and should be used to define spaces or special areas such as 
entrances. All plans for special pavement areas shall be submitted to the Planning Board for 
approval.  Private sidewalks shall be submitted to the Planning Board for approval. Sidewalks 
adjacent to parking lots, where car bumpers may overhang the walk, shall be a minimum of 6 ft. 
wide measured from the face of the curb or 4 ft. wide if setback a minimum of 2 ft. from the face of 
curb was a grassed area. 

 
§1906-B.  LANDSCAPING.    
A. Canopy trees shall be planted along street frontages at a maximum distance of 35 feet on center 

and spaced equal distance between street lights.  Such street trees shall be a minimum caliper of 
three (3) inches (measured  six (6) inches above ground level) at the time of planting.  Bottom 
branches shall be trimmed to a minimum of eight (8) feet above the ground for pedestrian passage. 

B. Whenever an off street parking area exceeds 100 spaces, the area should be divided into a 
minimum of 4 (four) equal sections with each section being divided by a landscaped divider strip 
(minimum 10 ft. wide) with canopy trees and planted with ground cover or low shrubs (at least 36 
inches in height). 
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C. Hedges, privacy or ornamental fences of varying heights may be used to block view of parking 
areas, storage areas, loading docks or other utilitarian views from residential or public areas. No 
“cyclone” or “chain link” fencing shall be permitted.  

 
§1907-B.  LIGHTING.    
In addition to §2808 of the ordinance, the following shall apply: 
A. All public and private streets, parking lots and pedestrian walkways shall be sufficiently illuminated 

to ensure traffic and pedestrian safety under all weather conditions. Lighting fixtures are to include 
non-glare lights with “cutoff” shields as appropriate in order to mitigate against adverse impacts 
upon adjacent and nearby properties, the safety of traffic along adjacent roadways and overhead 
glow.  

B. Street lighting shall be decorative and blend with the architectural style of the development. 
C. Streets and sites shall be provided with adequate lighting while minimizing adverse impacts such as 

glare and overhead sky glow on adjacent properties.  House-side shields shall be provided where 
abutting a residential use. 

D. Along all commercial or mixed-use streets, parking areas, sidewalk, walkways, courtyards and 
common areas, 12-14 foot high decorative pedestrian scale lamp posts shall be provided at regular 
intervals.  Posts in commercial mixed-use and senior citizen and townhouse streets should be spaced 
approximately sixty (60’) on the center. Distance of lighting shall depend upon the manufacturer 
chosen and the specifications of the particular lights. 

E. In off-street parking lots, post heights may be extended to a maximum of 16 feet. 
F. Use of minimum wattage metal halide or color corrected sodium or mercury vapor light sources is 

encouraged. 
G. Lighting attached to the exterior of a building shall be architecturally compatible with the style, 

materials colors and details of the building and shall comply with the local building code. The type of 
light source used on the exterior of buildings, signs, parking areas, pedestrian walkways and other 
areas of a site, and the light quality produced, shall be the same or compatible.  Facades shall be lit 
from the exterior, and as a general rule, lights should be concealed through shielding or landscaping.  
Mounting brackets and associated hardware should be inconspicuous. 

 
§1908-B.  SIGNS.    
In accordance with the provisions of Article XXIII. 
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ARTICLE XX-A. 
AFFORDABLE HOUSING OVERLAY (AHO) ZONE. 

 

§2000-A.  PURPOSE.   
The purpose of the Affordable Housing Overlay (AHO)overlay zone is to create a compact, mixed use of 
residential, office and retail uses.  The development standards are designed to require compact 
redevelopment to create safe and pleasant pedestrian environment by ensuring an attractive streetscape, 
a functional mix of complementary uses.  Development bonuses are included in this zone by allowing mixed 
use development and including multifamily residential development in order off set costs incurred by 
providing affordable housing.  The AHO overlay zone is meant to take advantage of the vistas to the 
Cooper River Park.  The intent of this Ordinance is to accomplish the following: 

A.  Compact Development.  This zone provides incentives for residential and commercial infill and 
redevelopment within designated areas. Development is encouraged in designated areas by providing 
incentives, such as density bonuses and mixed use development opportunities in designated areas.  

B.  Mixed Use.  The flexible zoning standards in this zone allow mixed-use development. The zoning 
ordinance allows residential uses integrated with commercial and employment uses in appropriate 
locations (e.g. main street, neighborhood center and other core areas). Look for opportunities to 
provide flexibility in building height, housing density, floor area, lot coverage, yard setback, 
landscaping, and other zoning provisions for mixed-use developments. It is anticipated that mixed-use 
development may include residential uses above or behind permitted or commercial, and the 
combination of compatible commercial uses (retail, office, services, entertainment, etc.).  

C.  Affordable Housing.  Provide accessible and convenient affordable housing for very low, low and 
moderate-income households. The 4 acre tract will result in up to 48 housing units of which, 20 percent, 
or 10, will be affordable to low and moderate income households.    

D.  Pedestrian Activity.  Development in this zone must adopt appropriate standards for pedestrian access, 
safety, and comfort. 

E.  Efficient Land Use.  It has been determined that parking is most inefficient and the following regulatory 
and parking management tools are available to minimize the amount of land used for surface parking: 

1. Shared parking. “Shared parking” is an option available in this zone and allows that multiple uses 
to share one or more parking facilities.  

2. On-street parking is encouraged. On-street parking slows traffic, creates better pedestrian 
environments by buffering sidewalks from moving vehicles, increases the viability of retail shops 
and services, and reduces the amount of land used for off-street parking lots, thus decreasing 
impervious surfaces. 

3. Allow valet parking. Valet parking may be feasible for some restaurants and meeting/event 
facilities. Valet parking allows stacking of smaller parking spaces with less space devoted to drive 
aisles. 

F.  Public Spaces.  Require developments to integrate usable public space whenever possible, and require that 
they recognize and respond appropriately to existing or planned public spaces on or near the site (e.g., 
parks, civic buildings and spaces, transit stops, sidewalks, plazas, and similar spaces). Public spaces should 
be clearly recognizable as “public” (e.g., a plaza within view of a street or other public space), 
publicly accessible (i.e., a pedestrian can get there), and can be occupied by a person (i.e., a person 
can stand there). These spaces can be as simple as an expanded sidewalk for outdoor dining, to a 
large plaza with public art and entertainment. 

G.  Human-Scaled Building Design.  Ordinances can help support human-scale design by requiring building 
entrances placed close to the street, ground floor windows, articulated façades, appropriately scaled 
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signs and lighting, and awnings and other weather protection. For example, in downtowns, main streets, 
neighborhood centers, and other strategic locations (e.g., at transit stops), it is often appropriate to 
require a maximum front building setback, or a “build-to” line, for a minimum percentage of the 
building front.  For shopping centers with private, internal driveways, the width/height ratio can be 
measured between opposite building fronts (pads) along an internal street, or between one building 
front and street trees on the opposite side of the street. The internal drive or “shopping street” should 
have sidewalks and amenities similar to a public street (e.g., seating, trees, lighting, etc.). 

 

§2001-A.  PERMITTED USES.    
A. Permitted Principal Uses.  All non-residential uses permitted in the Neighborhood Business (B1) zone 

and Limited Office (O1) Zone.  

B. Permitted Accessory Uses.  Any of the following uses and structures may be permitted, when used in 
conjunction with a principal use and conforming to the applicable subsection in §2001-A.A: 
1. Child Care Centers 
2. Awnings & Canopies 
3. Outdoor seating 
4. Public, Local Utilities & Cable Television Facilities  
5. Temporary Construction Trailers  
6. Fences, hedges, and walls  
7. Off-street parking facilities 
8. Signs 
9. Refuse and Recycling Storage Areas  
10. Sidewalk, curbs, gutters, and walkways  
11. Stormwater management facilities 

C. Affordable Housing. 
1. Non-residential development shall pay a development fee consistent with State statutes or 

regulations adopted by the New Jersey Council on Affordable Housing (COAH) or any successor 
agency. 

2. Residential: Twenty percent of all affordable housing developments shall be set-aside for low and 
moderate income housing.  The housing units shall comply in all respects with the Township’s 
affordable housing ordinance and UHAC regulations, including but not limited to: bedroom 
distribution; pricing, affirmative marketing; accessibility; phasing, etc.  At least 13 percent of any 
affordable rentals shall be affordable to households earning less than 30 percent of median 
income.   
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§2002-A.  BULK REQUIREMENTS.    
A. Except as otherwise modified, the following bulk standards shall apply to all buildings in the AHO zone: 

Minimum tract size 3 acres 
Set-aside 20% of the total housing units shall be affordable to low and 

moderate income households pursuant to the Cherry Hill 
affordable housing ordinance 

Minimum land area designated  
For housing 50 percent* 

*Housing may be constructed within stand alone buildings or may be 
constructed above commercial and office uses.  The intent of the 
ordinance is to permit a gross density of 12 units per acre on any 
tract within the zone.  The requirement for 50 percent of land area to 
be utilized for housing is relieved once final approval is granted for 
the permitted gross density. 

Minimum open space  20 percent of land area 
Maximum height 4 stories and 55 feet 
Minimum setback from state 
highway right-of-way  

30 feet  

Minimum setback from internal 
street right-of-way  

zero (0) feet 

Minimum rear yard setback 30 feet 
Minimum distance between buildings  20 feet  

B. Additional Requirements. 
1. An owners’ association shall be created, subject to the approval of the Planning Board.  The 

association shall become the owner of all lands dedicated to recreation and open space and shall 
be responsible for maintaining all public areas. 

2. No more than 50 percent of the zone may be approved for non-residential uses until 48 housing 
units have received preliminary approval. 

3. At least 30 percent of the non-residential floor area in the zone shall be office space. 
4. Tract buffer 50 feet, consisting of existing and supplemental landscape material and/or fences to 

provide a reasonable visual buffer. 
5. Residential dwellings located in building that are between one (1) and four (4) floors in height. 
6. Open Space 

a.  A minimum of 25% of the total tract area shall be dedicated for common open space uses, 
which may include conservation, passive and active recreation and storm water management as 
below. No more than 50% of the required common open space shall be in the form of 
wetlands, wetlands buffers, flood plain, swales, recharge areas, and detention and retention 
basins if designed as an aesthetic feature. 

b.  The non-residential area shall have at least one town park and may have plazas, greens, 
squares, and greenways.  

 
§2003-A.  DESIGN STANDARDS.    
The below standards have been promulgated in an attempt to achieve a well designed site.  It is 
recognized that the intent of this section can be achieved with designs not anticipated by these standards. 
Accordingly, the Planning Board may waive any design standard it deems appropriate. 
A.  Spatial relationships between buildings and other structures shall be formal; façades shall be parallel 

to street lines and exterior building walls shall typically be either parallel or at right angles to each 
other. Buildings shall be oriented toward the street or the streetscape. A lot with multiple buildings 
should be organized around a feature such as a courtyard, green or quadrangle that encourages 
pedestrian activity and incidental social interaction among users. Buildings shall be designed to provide 
for safety concerns and shall be located to allow for adequate fire and emergency access. 
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B.  Residential buildings shall define the street-edge through adherence to uniform setbacks along the 
build-to line for each block. A minimum of eighty percent (80%) of all residential building façades on a 
block face shall be located at the build-to-line. The streetscape shall also be reinforced by lines of 
uniformly spaced shade trees and may be further reinforced by walls, hedges, or fences that define 
front yards. 

C.  Commercial buildings on corner lots shall be considered significant structures, since they have at least 
two façades visibly exposed to the street. Such buildings shall be designed with additional 
architectural features to emphasize their location. 

D.  Focal points of visual termination shall generally be occupied by prominent buildings and structures that 
employ enhanced height, massing, distinctive architectural treatments, ornamental site elements, or 
other distinguishing features. 

E.  Specific Design Standards. 
1.  The entry façades of all buildings shall be deigned to a pedestrian scale. 
2.  The architectural treatment of the front façade, with regard to its major features and materials, 

shall be continued around all sides of a building that are readily visible from public property 
and/or rights-of-way.  The design of all sides of a building shall be consistent with regard to style, 
materials, colors, and details. No solid, blank, windowless walls or service areas shall be visible 
from the public areas. Where the construction of a blank or substantially blank wall is necessary, 
the façades shall be articulated by the provision of false windows, articulated masonry, or, if the 
building is occupied by a commercial use, by using recessed or projecting display window cases.  
Enhanced plantings may also be appropriate in certain cases. 

3.  Open arcades may encroach into a public right-of way and over the sidewalk at a front or side 
street lot line as follows: 
a. Front Encroachment: 8 feet maximum. 
b. Side Street Encroachment: 8 feet maximum 
c. The maximum allowable height of an encroachment is three stories. The area of an 

encroachment shall not exceed 20 percent of the block length. 
4. All air conditioning units, skylights, solar panels, HVAC systems, exhaust pipes or stacks, elevator 

housing satellite dishes, and other telecommunications receiving devices shall be screened from view 
from public property or rights-of-way and from adjacent properties by using walls, fencing, roof 
elements, penthouse-type screening devices, and /or plantings. 

 
§2004-A.  PARKING.    
A. In addition to the standards of Article XXIV and the New Jersey RSIS , the following shall apply: 

1. Off-street parking shall not be located between a building and a street unless the visual impact has 
been minimized by the construction of walls, fences, berms or the installation of appropriate 
landscaping. 

2. No outside storage or overnight parking of commercial vehicles or boats, recreational vehicles, 
trailers or similar conveyances shall be permitted, unless the commercial vehicle is part of a 
commercial use and is parked in a designated area, screened and shielded from any roadway. 

3. Off-street parking shall be located along the side and rear of structures parking shall be provided 
in the rear and the side of buildings. If parking in the front of buildings must be provided, it 

shall not occupy more than 25 percent of the lot frontage. Direct pedestrian connections shall 

be provided from the rear and side parking areas to the front of all buildings. Whenever 
possible, breaks in the building footprints should be provided to allow pedestrian access from 

rear parking areas to building fronts. The pedestrian access way should be a minimum of 
twenty-five (25’) feet.  On street parking shall be permitted on all development streets, except 
service alleyways. 

B. Shared Parking standards. 
1. Shared parking shall be encouraged for all commercial parking lots and particularly for those 

serving mixed use commercial and residential buildings. Where necessary, in parking lots which are 
serving mixed-use commercial or residential buildings, the Planning Board may, in its discretion, 



CHERRY HILL TOWNSHIP                        ZONING ORDINANCE 

20-A - 5 

 

permit a limited amount of parking to be reserved either for residential or specified commercial 
uses only; or may restrict the hours that certain spaces are to be used for residential or commercial 
uses only. In exercising its discretion to allow any limitation to be placed on the use of any parking, 
the Board shall do so with the intent to limit such restrictive use in order to advance the objective of 
encouraging shared parking. 

2. An applicant seeking to satisfy its parking requirement using a shared parking approach shall 
prepare a parking report that documents how an adequate supply of parking spaces will be 
provided to satisfy projected parking demand.  The report shall be prepared using procedures 
presented in the most recent version of the report “Shared Parking,” published by the Urban Land 
Institute. The report shall be prepared using the most current shared parking methodology 
published by the Urban Land Institute or the Institute of Transportation Engineers. 

3. The report may also adjust projected parking demand based on an analysis of captured parking 
using procedures presented in the most recent version of the Trip Generation Handbook published 
by the Institute of Transportation Engineers.  A captured and shared parking study report shall: 
a.  Calculate the projected peak parking demand for each land use that will be sharing the 

available parking supply using the latest edition of the ITE informational report Parking 
Generation. 

b.  Calculate the extent to which parking demand will be mitigated on the site as a result of trips 
captured from adjoining land uses and therefore occurring without the use of a vehicle. 

c.  Calculate the peak parking accumulation for the development, making use of shared parking 
procedures. 

d.  Expand the peak parking accumulation by 10% to determine the needed supply of parking 
spaces. This will assure an adequate capacity of spaces for the turnover of vehicles. 

e.  Determine the number of on-site parking spaces that will be supplied. 
f.  Determine the number of on-street parking spaces that are available to the development in 

accordance with procedures established by this section. 
g.  Determine whether additional parking spaces will be needed to serve the development and if 

so how they will be supplied.  
 
C. Landscaping. 

1. Lots for residential and nonresidential uses shall balance the functional requirements of parking with 
the provision of pedestrian amenities. Transition areas between parking and civic, commercial, or 
residential uses shall be designed with textured paving, landscaping, and street furniture approved 
by the Planning Board. 

2. Parking lot layout, landscaping, buffering, and screening shall be provided to minimize direct view 
of parked vehicles from streets and sidewalks, avoid spillover light, glare, noise, or exhaust fumes 
onto adjacent residential properties, and provide the parking area with a reasonable measure of 
shade, when trees reach maturity. In  order to achieve these objectives, parking lots exposed to 
view shall be surrounded by a minimum of a four-and-one-half-foot-high, year-round visually 
impervious screen, hedge, or wall. The height of any required screen, hedge, or wall shall decrease 
where driveways approach sidewalks or walkways, in order to provide adequate visibility of 
pedestrian from motor vehicles, and shall not interfere with clear sight triangle requirements. 

3. The interior of all parking lots shall be landscaped to provide shade and visual relief. Protected 
planting islands or peninsulas within the perimeter of the parking lot are encouraged. Parking lots 
with 10 or less spaces may not require interior landscaping if the Planning Board determines that 
there is adequate perimeter landscaping. In parking lots with 11 or more spaces, a maximum of 
one deciduous shade tree shall be required to be planted in the parking lot for every eight 
parking spaces. A six-foot planting diamond, or equivalent planter, is required per tree. Choice of 
plant materials, buffer width, type of screening, location, and frequency of tree planting shall be 
flexible, provided  these objectives are designed to the satisfaction of the Planning Board. 
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4. Parking lot layout shall take into consideration pedestrian and vehicular circulation and shall be 
designed to preclude dead end parking lots. Pedestrian crosswalks shall be provided, where 
necessary and appropriate, and shall be distinguished by textured paving, and shall be integrated 
into the wider network of pedestrian walkways. Pavement textures shall be required on pedestrian 
access ways, and strongly encouraged elsewhere in the parking lot, as surfacing materials, or when 
used as accents and as approved by the Planning Board. 

 
§2005-A.  SITE INFRASTRUCTURE.    
1. Common trash collection areas shall be properly screened with an appropriate combination of walls, 

fences, earth berms, and plantings.  Any common trash collection area shall provide facilities for the 
collection and separation of recyclable materials in accordance with the requirements of the Township 
of Cherry Hill.  

2. Any loading space shall be screened from public view by building walls or extensions thereof, fencing 
and /or landscaping. 

3. Sidewalks shall have a minimum width of five feet, except along commercial uses where the sidewalk in 
commercial areas shall be larger. At corners, handicapped ramps shall be provided. Sidewalks in 
commercial areas shall be continued across street surfaces using paving materials to delineate 
crosswalks. 

4. Sidewalks and pedestrian paths shall connect proposed uses to a public sidewalk or roadway. Private 
sidewalks shall be designed to connect parking areas with individual structures, as well as building 
groups. 

5. The use of special paving such as brick or pre-cast concrete pavers for sidewalks is required for a 
minimum of 10% of the paved area, specifically at prominent intersections and public spaces. 
Otherwise, sidewalks shall be poured-in-place concrete. Special paving, if selected, should complement 
the building materials and should be used to define spaces or special areas such as entrances. All plans 
for special pavement areas shall be submitted to the Planning Board for approval.  Private sidewalks 
shall be submitted to the Planning Board for approval. Sidewalks adjacent to parking lots, where car 
bumpers may overhang the walk, shall be a minimum of 6 ft. wide measured from the face of the curb 
or 4 ft. wide if setback a minimum of 2 ft. from the face of curb was a grassed area. 

 
§2006-A.  LANDSCAPING.    
A. Canopy tree shall be planted along street frontages at a maximum distance of 35 feet on center and 

spaced equal distance between street lights.  Such street trees shall be a minimum caliper of three (3) 
inches (measured  six (6) inches above ground level) at the time of planting.  Bottom branches shall be 
trimmed to a minimum of eight (8) feet above the ground for pedestrian passage. 

B. Whenever an off street parking area exceeds 100 spaces, the area should be divided into a minimum 
of 4 (four) equal sections with each section being divided by a landscaped divider strip (minimum 10 
ft. wide) with canopy trees and planted with ground cover or low shrubs (at least 36 inches in height). 

C. Hedges, privacy or ornamental fences of varying heights may be used to block view of parking areas, 
storage areas, loading docks or other utilitarian views from residential or public areas. No “cyclone” or 
“chain link” fencing shall be permitted.  

 
§2007-A.  LIGHTING.    
In addition to §2808 of the ordinance, the following shall apply: 
A. All public and private streets, parking lots and pedestrian walkways shall be sufficiently illuminated to 

ensure traffic and pedestrian safety under all weather conditions. Lighting fixtures are to include non-
glare lights with “cutoff” shields as appropriate in order to mitigate against adverse impacts upon 
adjacent and nearby properties, the safety of traffic along adjacent roadways and overhead glow.  

B. Street lighting shall be decorative and blend with the architectural style of the development. 
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C. Streets and sites shall be provided with adequate lighting while minimizing adverse impacts such as 
glare and overhead sky glow on adjacent properties.  House-side shields shall be provided where 
abutting a residential use. 

D. Along all commercial or mixed-use streets, parking areas, sidewalk, walkways, courtyards and common 
areas, 12-14 foot high decorative pedestrian scale lamp posts shall be provided at regular intervals.  
Posts in commercial mixed-use and senior citizen and townhouse streets should be spaced 
approximately sixty (60’) on the center. Distance of lighting shall depend upon the manufacturer 
chosen and the specifications of the particular lights. 

E. In off-street parking lots, post heights may be extended to a maximum of 16 feet. 
F. Use of minimum wattage metal halide or color corrected sodium or mercury vapor light sources is 

encouraged. 
G. Lighting attached to the exterior of a building shall be architecturally compatible with the style, 

materials colors and details of the building and shall comply with the local building code. The type of 
light source used on the exterior of buildings, signs, parking areas, pedestrian walkways and other 
areas of a site, and the light quality produced, shall be the same or compatible.  Facades shall be lit 
from the exterior, and as a general rule, lights should be concealed through shielding or landscaping.  
Mounting brackets and associated hardware should be inconspicuous. 

 
§2008-A.  SIGNS.    
In accordance with the provisions of Article XXIII. 

 
 


